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Since the nationwide housing reform was initiated in 1988, Chinese cities have sped 
up transforming themselves from relatively homogeneous societies organized around 
work-unit compounds towards ones with significant stratification and segregation. 
Wealthy “gated communities” and dilapidated “migrant enclaves” have emerged side 
by side in many Chinese cities. The provision of affordable housing has become an 
urgent priority for the central government to find shelters for the low- and 
middle-income urban households. This thesis examines the affordable housing policy 
and the socio-spatial changes corresponding to its implementation in Beijing. Data are 
collected from field surveys and interviews, government policies and census 
publications. Methods of GIS mapping, descriptive statistics, and spatial 
autocorrelation tests are used in data analysis. 
 
The main findings are that the government intervention in the housing provision 
system through the affordable housing policy shaped the overall socio-spatial 
structure at city level which is characterized by a mixed pattern of different kinds of 
neighborhoods in inner cities and suburbs. The outcome of affordable housing policy 
in Beijing mainly favors the people with strong ties to the state and in employment. 
The new experience of homeownership and the protection of their new property rights 
helped to develop the collective interests and played an important role in the 
formation of the community.  
 xi
In transitional China, the government still plays an important role in shaping the 
housing market and determining the housing choice of urban population. Little 
research on socio-spatial structure has examined the government role in shaping the 
changing socio-spatial structure in Chinese cities. Using the affordable housing policy 
and Beijing as an example, this study adds to the existing literature by examining the 
role of government in shaping the changing socio-spatial structure in urban China.  
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Chapter 1 Introduction 
1.1 Background—urban social stratification and inequality 
This research tries to examine the changing socio-spatial structure in the transitional 
Beijing and the government role in the changing process. The following first provides 
a background of the changing urban society in the reform period in China. 
 
China has implemented a series of profound economic reforms and the open-door 
policy since 1978. Economic reform has brought in many changes in China. One of 
the most significant changes is the evolving social groups in Chinese cities. China has 
undergone rapid and extensive household income mobility, incrementally altering the 
social structure based on socialist redistribution (Nee, 1996). So (2003) demonstrated 
that economic reform led to rapid class differentiation in the cities. A relatively 
homogeneous urbanite is now split into a capitalist class, an old middle class of 
self-employed and small employer, and a working class subdivided into permanent 
urban workers and temporary migrant workers. In the Chinese literature, many 
researchers have also proposed their views about the changing social structure in 
transitional China. Four different views can be summarized from their research. Sun 
(2002, 2003) put forward the “cleavage” view. He claimed that the Chinese society 
was divided into two parts—the upper class and the bottom class in the 1990s and the 
shape of the Chinese society was like a pyramid. The upper class stands for only a 
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small part of population occupying a large part of national wealth while the bottom 
class stands for a large part of population occupying a small part of national wealth. 
Lu (2002) proposed the view that the shape of the Chinese society was like an 
ellipsoid with “middle class” standing for the largest part of the whole society.  
Based on the type of occupations and the possession of institutional, economic and 
cultural resources, the Chinese society was divided into ten different classes: 
bureaucrats and party officials (Guojia yu shehui guanli jieceng), professional 
management officers (Jingli renyuan jieceng), private entrepreneurs1 (Siying qiyezhu 
jieceng), skilled professionals (Zhuanye jishu renyuan jieceng), clerks in public and 
private segments (Banshi renyuan jieceng), individual businessmen2 (Geti 
gongshanghu jieceng), business service persons3 (Shangye fuwuye yuangong jieceng), 
workers in the manufacturing sector (Chanye gongren jieceng), farmers (Nongye 
laodongzhe jieceng), jobless and laid off workers (Chengxiang wuye shiye 
banshiyezhe jieceng). The ten different classes belonged to five different social 
levels—upper level, upper middle level, middle level, lower middle level, and bottom 
level and the population belonging to upper middle, middle and lower middle account 
the largest portion in the society.  Li (2000, 2002a, 2002b) proposed the “fragment” 
view. He claimed that there were no clear levels or classes in Chinese society and the 
whole society was divided into a lot of “interest groups” (liyi qunti) with different 
groups intervening with each other. Li (2003) proposed the “structuration” view. She 
1. Private entrepreneurs stand for those who hire more than eight employees. 
2. Individual businessmen stand for those who are self-employed or whose employees are less 
than eight persons. 
3. Business service persons refer to those who are unskilled labors working in the service industry. 
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argued that the Chinese society was stratified with different levels and classes 
appearing. In spite of different opinions on the changing Chinese society, these 
different views all demonstrate that the Chinese society is under way of 
diversification. 
 
There are several major factors that contributed to this new social division. First, 
openness of the urban economy to private-, individual-, and foreign-owned enterprises 
resulted in a broad category of urban population involving private businesses and 
foreign businesses. This category of urban population includes private entrepreneurs, 
small traders, individual businesspersons and employees of joint venture firms. The 
income level and other employment benefits of this category varied substantially. 
Some of them could earn a high income that was far beyond the level to reach by 
public sector wage earners plus a wide range of benefits, while others earned a low 
wage without any other benefits at all. 
 
Second, the restructuring of the state economy has resulted in more varied income 
levels in the public sector. While there was a general increase in family income after 
1979, the gap between the high-paid and the poorly-paid has increased dramatically, 
particularly in the professional sectors. Professional skills gave many public sector 
employees the opportunity to have a second job or work as consultants. This brought 
them an unregulated income which could be much more than their normal salaries. In 
the state-owned enterprise sector, the new emphasis on efficiency resulted in less job 
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security and income instability. A well-performing enterprise could provide its 
employees with better pay and services, while a poorly performing enterprise could 
lay off some of its employees (a Chinese term—xiagang is used to refer to the 
situation where a public sector employee has lost a permanent job but still receives a 
monthly benefit or a proportion of his wage from the employer). Although the xiagang 
workers are not counted in the official documents as unemployed (because the 
relationship with the employer was not cut off entirely), they are in fact unemployed 
people. In 1998, the official figure for the total number of laid off workers was over 
16 million in the whole country (Zhang, 1998). Other researchers estimated that 30% 
(or about 24 million) of the total state sector employees were not working in their 
posts in 1997 (Zhu, 1998). 
 
The third factor, which contributed to the diversification of the urban population, was 
the rural to urban migration. Although the Chinese government has relaxed its control 
over population movement within the country, the formal household registration 
system has not entirely changed. Urban and rural populations have been clearly 
divided and transferring one’s rural registration to any urban area is extremely 
difficult. This has resulted in a large number of unofficial urban residents to be found 
in major cities. Various names have been given to this group of people, such as 
“wailai renkou” (people from other places), “liudong renkou” (floating population), 
“nongmin gong” (peasant workers), “temporary residents”, and “construction workers 
from outside”. Since no formal statistics exist concerning these groups, the exact 
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number of these unofficial urban residents was difficult to obtain. In the late 1990s, it 
was estimated that about 60 to 80 million rural labors were working in cities, 
approximately 30 percent of the total urban work-force (Zhu, 1998). A recent survey 
report (Research Office of State Council, 2006) demonstrated that the number of the 
rural labors was about 120 million. Most of them are working in the manufacturing, 
construction industry and the service sector like hotel and food catering. The report 
also showed that more than 70% of the rural labors’ salary was below 800 RMB per 
month (Research Office of State Council, 2006). 
 
Social polarization or social stratification, a phenomenon absent in former socialist 
countries has evolved in Chinese cities since the introduction of the economic reform 
in 1978. 
 
1.2 Existing research on the socio-spatial structure in Chinese 
cities 
Until the end of 1990s, the housing system in China was welfare-oriented and 
housings in Chinese cities were mainly provided by employers (work-units) and local 
government (municipal housing bureaus). Housing allocation was based on a set of 
non-monetary factors such as job rank, seniority and marital status (Bian et al. 1997). 
The prevailing philosophy of combining work and residential space in socialist urban 
planning resulted in a cellular residential landscape dominated by work-unit 
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compounds built next to employment centers (Ma, 1981; Gaubatz 1995). With 
uniform apartment buildings accommodating employees from high-ranking officials 
to ordinary workers, the residential pattern in socialist Chinese cities was 
characterized by relatively homogeneous work-unit compounds, often surrounding a 
historical old housing district in inner cities (Huang, 2005). 
 
The welfare-oriented housing system, however, had many problems. Serious housing 
shortage, insufficient investment, corruption in distribution and poor management 
were only a few examples (Lee, 1988; Wang and Murie, 1996). In the late 1970s, 
these problems had become very serious and forced the government to carry out 
reform of the urban housing system. To ease the grave house shortage, Deng Xiaoping, 
chief architect of China’s reform and open policy, put forward the idea of reforming 
the urban housing system and accelerating urban housing construction. After a 
number of successful experiments in selected cities, the nationwide housing reform 
was initiated in 1988 (Lee, 2000).  
 
The housing reform in Chinese cities aimed to introduce market mechanisms into the 
welfare-oriented housing system. Private housing was allowed to be constructed and 
public housing was being privatized; households were given freedom of housing 
choice for the first time in decades; and a spatial and social sorting of households and 
neighborhoods was in progress. Consequently, wealthy “gated communities” with 
luxury villas were developed to meet the desire of the new rich, which were in sharp 
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contrast to the emergence of dilapidated “migrant enclaves” that provided shelters to 
millions of rural migrants (Gu and Shen, 2003; Hu and Kaplan 2001; Ma and Xiang, 
1998; Wu and Webber, 2004; Zhang 2001). The Chinese cities have been 
transforming themselves from relatively homogeneous societies which were often 
organized around work-unit compounds towards ones with significant stratification 
and segregation (Huang, 2005; Gu and Shen, 2003).  
 
The study of urban housing has allowed a number of researchers to bring out a wide 
band of macro- and micro-sociological insights on the social and spatial consequences 
of residential differentiation and segregation. Studies on urban housing have provided 
an avenue for better understanding the various forces shaping the Chinese cities. Wu 
and Webber (2004) conceptualized and analyzed the global-local nexus in the urban 
housing sector. By examining the emergence of high-end townhouse development 
projects carrying the names of transplanted cityscapes such as “Cambridge” and 
“Orange County” in suburban Beijing, they argue that this phenomenon reflects a 
local imagination and social construction of globalization or a global lifestyle that 
developers promoted and sold to the new rich consumer in a niche property market. 
Also, with the study of emergence of the “migrant enclaves” like “Zhejiang village”, 
“Henan village” etc in the urban social space, researchers (Ma and Xiang, 1998; Gu 
and Shen, 2003) disclosed the spatial outcome due to the interactions between market 
mechanisms and socialist institutions. 
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Past studies have added a new element to the understanding of changing socio-spatial 
structure in Chinese cities. The changes of socio-spatial structure in Chinese cities are 
mainly due to deeper penetration of the forces of market reform, existing socialist 
institutions and global economic and cultural impacts on Chinese cities like Beijing 
and Shanghai.  
 
The central and municipal governments in China play an important role in China’s 
urban development. Han (2000) examined the roles of state and market in urban 
development in China using Shanghai as a case. He found that the state played the key 
role in determining the timing, the pace and the economic and spatial configuration of 
Shanghai’s development. Other research findings (Han and Wang, 2003; Zhu, 1999) 
also confirmed the role of municipal government in the urban development. 
Government also plays an important role in shaping the housing market and 
determining the housing choice of urban population (Huang, 2004). In other words, 
government still plays an important role in the changing social spatial structure of 
urban China. In spite of the rapid accumulation of research publications in the study 
of China’s changing socio-spatial structure after the reform period, few works touch 
upon the role of government. The thesis will fit into the gap by examining a particular 
urban housing—affordable housing to disclose the government role in shaping the 
changing urban socio-spatial structure. 
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1.3 Research problems 
On 3 July 1998, the affordable housing policy was introduced by the State Council in 
a policy document named Notice on further deepening the urban housing reform 
and accelerating housing construction. Affordable housing was designed to solve the 
housing problems of the middle- and low-income urban residents. It was not to 
provide housing for everyone without limitation. The government was to regulate the 
price level, the purchasers, the unit size and the profit margin of affordable housing. 
The profit margin was expected to be less than 3% (The State Council, 1998). 
Meanwhile, the government would not charge for land use and would derate 50% for 
other chargeable expenses (The State Council, 1998). 
 
Like other urban housing research, affordable housing has provided a good avenue to 
discover how the government policies affect the socio-spatial structure of transitional 
Chinese cities. Two questions are addressed in this thesis: 
¾ How does the affordable housing policy fit into and modify the social-spatial 
structure of Beijing?  
¾ Have affordable housing projects created homogeneous low- and middle-income 
communities in Beijing? Why or why not? 
 
1.4 Objectives of the thesis 
The objectives of this research are: 
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¾ To examine the socio-spatial pattern of housing development in Beijing with a 
focus on the effects of affordable housing; 
¾ To examine the characteristics of an affordable housing community as a result of 
government intervention on housing provision and consumption. 
 
In this thesis, socio-spatial pattern means the cluster pattern of different housing 
projects in Beijing according to their location, price and attributes (attribute means 
whether the housing project belongs to affordable housing project or commodity 
housing project). Characteristics of an affordable housing community mean that the 
different aspects of residents’ characteristics in affordable housing 
community—demographic characteristics, employment characteristics, consumption 
characteristics and income characteristics etc; characteristics of housing units and the 
perception from internal and external of affordable housing community.  
 
1.5 Organization of the thesis 
The study is organized in 6 chapters, following the structure of Figure 1.l. 
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Figure 1.1 Organization structure of the thesis 
Chapter 1 introduces the research problem by setting out the research background and 
existing study of the socio-spatial structure in Chinese cities. Research objectives and 
problems are identified. 
 
Chapter 2 reviews the recent socio-spatial literature. These include research findings 
in market economy setting, in socialist countries and also in transitional China.  
 
Chapter 3 introduces the research method, study areas, ways of data collection and 
methods of data analysis. 
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Chapter 4 discusses the origin of the affordable housing policy and analyzes Beijing’s 
spatial characteristics of location and price of different housing types at city level. 
 
Chapter 5 analyzes the housing survey in a typical affordable housing community and 
discusses the homogeneity of affordable housing at community level. 
 
Chapter 6 concludes the study by summarizing the research findings, its implications 













Chapter 2 Literature Review 
2.1 Introduction 
This chapter first reviews the literature of socio-spatial structure research in market 
economies. This is followed by a review of those in socialist countries (i.e., the former 
Eastern Europe and USSR). It ends with a review of research done in Chinese cities 
on the socio-spatial structure, covering the pre-reform and the post-reform periods. 
 
2.2 Research on socio-spatial structure in market economies 
Spatial segregation in Western cities was well researched and documented. Shevky 
and Williams (1949) and Shevky and Bell (1955) first initiated the social area analysis 
in the study of Los Angles and San Francisco using three basic constructs: social rank 
(socioeconomic status), urbanization (family status), and segregation (ethnic status). 
These three constructs summarized the important social differences between census 
tracts and patterns of residential differentiation. This approach laid the foundation for 
the analysis of social spatial structure. Subsequent works showed that the three 
constructs used were important dimensions of residential differentiation in Western 
cities, especially in North America. 
 
The development of factorial ecology in the 1960s offered a tool for constructing 
urban social areas based on a mathematically rigorous procedure which used a larger 
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set of diagnostic variables. Factor ecology, together with the associated family of 
multivariate statistical techniques which included principal components analysis, 
became one of the most widely used techniques in social research of all kind; and it 
was used by many researchers as a preferred approach for dealing with the complex 
question of measuring urban socio-spatial differentiation. The approach stemmed 
directly from attempts to validate the hypothesis implicit in social areas analysis. A 
number of studies were carried out in North America using this approach (Murdie, 
1969; Davies and Barrow, 1973; Rees, 1979). These studies showed that three 
components of urban space exhibited significant regularities in a number of cities. 
They were socio-economic status, family status and ethnic status. The continuing 
relevance of these factors for understanding the internal structure of American cities 
was illustrated by White’s (1987) study of 21 US metropolitan areas, and Erwin’s 
(1984) comparative factorial ecology of 38 American cities. Erwin (1984) concluded 
that each of these factors influenced the structure of the city in a particular way. 
Murdie (1969) argued that if socio-economic status were the solo factor, cities would 
tend to divide into sectors; if family status were dominant, the spatial order would be 
concentric zones; if ethnicity were the major, the pattern would be one of multiple 
nuclei. In reality, as Figure 2.1 indicates, all three factors may operate simultaneously. 
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Figure 2.1 Idealized spatial model of urban ecological structure and change 
Source: Murdie (1969) 
In the 1960s, numerous studies in Western countries confirmed the general existence 
of urban social spatial structure with a high degree of similarity to those revealed by 
Shevky & Williams (1949) for Los Angeles and Shevky & Bell (1955) for San 
Francisco. These regularities were identified in the cities of Australia (Jones, 1969), 
New Zealand (Johnston, 1973), and other Western cities. Social space in Western 
cities is dominated by a socioeconomic status component, with a second component 
characterized by family status/life-cycle characteristics, and a third component 
relating to segregation along ethnic lines. 
 
Cross-cultural comparison also confirmed the general existence of rings, sectors, and 
clusters in cities in various countries, although with some modifications in the 
importance of the three components. British cities were found not to conform closely 
to the North America model. They exhibit a distinctive ecological structure with the 
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principal dimension of the North America model being modified by the public 
housing sector and housing conditions (Herbert, 1968; Evans, 1973).  
 
At the same time, social area studies were extended to Third World cities with market 
economies. Some departures from the Western industrial city were discovered there. 
Abu-Lughod (1969) in her study of Cairo wrote that African cities were still 
ecologically structured by the pre-industrial principle of ethnicity, linked by 
endogamy to extended kinship networks. This, combined with the as yet weak 
influence of ‘modern’ ranking criteria made the usual ranking measures of occupation 
and education somewhat irrelevant. Furthermore, African society was still too early in 
the demographic transition for clear fertility differentiation by class. When these 
factors were combined with low-level housing type differentiation and the prevalence 
of the extended household, the result was weak vectors of residential differentiation. 
Calcutta (Berry and Rees, 1969) also demonstrated two departures from the original 
social areas construct: ethnicity was more fundamental in defining social dimensions 
within which residential choices were made; similarly, less economic decisions were 
involved in the location of bustees (wooden shanty huts). For the latter it was not one 
of orderly choice in an ethnically governed market framework but rather one of 
occupation, often illegally, of ‘empty’ land at the urban periphery by poor families. 
 
Researches in Asian cities of Taipei (Pannell, 1973) and Hong Kong (Lo, 1975, 1986), 
also showed significant divergence from the Shevky and Bell (1955) constructs. 
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Taipei in the 1960s was modernizing and urbanizing rapidly. The impact of 
socioeconomic status on the socio-spatial pattern was predominant. But it showed a 
cluster pattern with the higher and lower rank classes living in discrete location with 
no clear reference to distance from the city centre. Nevertheless, single-person 
households were found to predominate in the area next to the city’s core, congruent to 
situation of the Western industrial city. Hong Kong displayed a pre-industrial element 
that remained intact in the southern part of the city, while in the northern part the 
spatial influence of socioeconomic status took on a sectoral form. In 1970s, Hong 
Kong Government provided massive public housing which had already 
accommodated over 35% of the households. It had exerted tremendous influence on 
the formation of uniform social areas in the periphery of the city. However, Lo’s study 
of the 1980 situation a decade later revealed increasing residential differentiation as 
Hong Kong advanced further in modernization.  
 
Although spatial patterns of social areas were identified in cities, different 
explanations were advanced to explain the process that generated these patterns. 
Shevky and Bell (1955) postulated that residential differentiation in cities was the 
result of the changing social differentiation of society. Increasing modernization 
resulted in increasing social differentiation, which sorted people within cities 
according to their economic status, family status, and ethnicity. Group competition 
and residential mobility were responsible for the spatial structuring of the city’s 
population. Individuals or households selected a location and type of the housing 
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according to their socioeconomic and life-cycle characteristics (Rees, 1970; Bourne, 
1981), thus forming social areas. Financial and governmental institutes were found to 
be important constraints restricting the freedom of residential choice and mobility 
(Harvey, 1974; Pahl, 1977). It also was argued that residential location was not the 
outcome of individual decisions in a free and unorganized market but rather the 
results of the conflicts between groups and organizations with varying interests and 
different degrees of power and influence in the housing market (Cox, 1973). Harvey 
(1975) has argued that housing and residential structures were conceived to be 
generated by the broader social and economic structure of capitalism. 
 
Since the early 1980s, there have been only a few published works in Western 
literature on social areas. Some regard the topic as outdated and irrelevant in 
contemporary urban development. But there has been an increasing literature in the 
form of spatial distance from the city centre of varying socioeconomic groups. Cities 
in the USA tend to have affluent neighborhoods in the suburban areas (Burgess 1967), 
whereas in Canadian cities the location pattern differs. In the central areas of 
Canadian cities, “old elite neighborhoods survived and sometimes expanded with 
gentrification, while new wealth appeared in the suburbs” (Ley, 1993). In Western 
Europe and Latin American cities, different neighborhoods are clearly demarcated and 
geographically separately in both inner and suburban locations (White, 1984; Knox, 
1993; Griffin and Ford, 1993). 
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Social belonging is another consideration determining the social clustering and 
segregation. Numerous cases are available to show that pockets of metropolitan areas 
are stigmatized as affluent or poor neighborhoods, or enclaves of particular ethnic 
groups. Examples include the British Property, Shaughnessy, and Chiantown in 
Vancouver, British Columbia, Canada. Residents of the pockets are of different status 
in income and/or racial origin. This type of clustering can be the result of voluntary 
choice or of external forces. New immigrants to cities are usually poor and ill 
educated, and settle in areas where their fellow immigrants are present. Socio-cultural 
closeness provides security and mutual help among new immigrants (Olson and 
Kobaysshi, 1993). This voluntary segregation does not necessarily apply only to the 
poor. High-income and well-educated groups also form strongly segregated areas. The 
Jewish community in Montreal and the British Properties in Vancouver are examples. 
In other cases, a stigmatized area can be the result of exclusion from mainstream 
society. Vancouver’s Chinatown was a product of white discrimination against ethnic 
Chinese migarants in the 19th century (Anderson, 1991).  
 
2.3 Research on socio-spatial structure in Former Socialist 
Countries 
It is a popular belief that within socialist countries, socio-spatial disparities have 
diminished compared to their historical past and to cities in market economies. Social 
segregation was absent or much reduced. The basic reason was the socialist ruling 
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philosophy of equity in a classless society. The state implemented it through the 
ownership of land and control over the allocation of housing. This means that the 
social areas constructs of Shevky and Bell (1955) is difficult to obtain in the socialist 
city. Moreover, uniform accessibility of all parts of the city owing to cheap and 
generally flat fare rates of public transport equally reduced the possibility of social 
segregation (French and Hamilton, 1979).  
 
However, many case studies have revealed some degree of disparity between theory 
and practice. In Hamilton and Burnett’s (1979) study of the social processes and 
residential structure of Romanian cities, they noted that despite superficial uniformity, 
urban neighborhoods in some cities were neither physically nor socially uniform. 
Though most estates were clearly socially mixed, some, particularly the central area 
blocks, were ‘over-endowed’ with the more prestigious professions of engineers and 
doctors, a consequence of a shortage of supply of housing in an earlier period, and the 
priority status enjoyed by such occupational groups that won them housing allocation 
at the time.  
 
In the study of Warsaw, Weclawowica (1979) found the existence of four components 
of socioeconomic space: (1) socio-occupational position, (2) social and housing 
situation, (3) economic position, and (4) family status. Urban inequalities were also 
identified in Hungarian cities (Szelenyi, 1983). Such inequalities were caused by the 
replacement of market allocation mechanisms by administrative allocation, i.e., the 
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simple replacement of one inequality by another. Dangschat and Blasius (1987) found 
that socio-spatial disparity continued under socialism in Warsaw, where a strong 
correlation existed between education and good quality housing. In that study, the 
quality characteristics of housing were identified as the major cause for socio-spatial 
disparities. Better- educated people in new, well-equipped co-operative dwellings and 
the poorly educated resided mainly in single-person households in very old dwellings 
in certain badly run-down areas of Warsaw. Such disparities are the result of the 
characteristics of the housing stock, the actions of planning authorities, and unequal 
access to housing. The replacement of the market by administrative allocation in 
Eastern Europe was thus seen as merely replacing one inequality force by another and 
that the existence of socio-spatial disparities. Social segregation by areas within the 
socialist city was real but was far less distinct than in Western cities (French, 1987).  
 
2.4 Research on socio-spatial structure in Chinese cities  
Research on the social-spatial structure of Chinese cities can be divided into two parts. 
The two parts can be roughly separated by the national housing reform in 1988.  
 
In almost four decades from 1949 to 1988, most of the studies were confined to the 
study of urban morphology and land-use distribution (Lo, Pannell, and Welch, 1977; 
Pannell, 1977; Lo, 1980; Pannell, 1980). Only a few scholars have dealt with the issue 
of socio-spatial structure of Chinese cities (Wang, 1992; Xu and Zhu, 1989; Yu, 1986). 
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The study of the social areas of Shanghai showed that the degree of population 
concentration and the structures of education and occupation were the two main 
factors producing social differences in central area of the city (Yu, 1986). However, 
because of data limitation, the indicators adopted were too few in number to reflect 
social spatial characteristics of the overall urban population.  
 
Compared to Yu’s investigation, the study of the social areas of Guangzhou was 
considerably more thorough (Xu and Hu, 1989). The authors of that study first 
selected 67 indicators representing social and economic characteristics of urban 
residents and housing conditions by using data collected in 1984 and 1985 for 109 
neighborhoods of Guangzhou. They then analyzed these indicators based on factorial 
ecology and concluded that five major factors influenced the social spatial structure of 
Guangzhou: population density, scientific and technological levels, proportion of 
workers and cadres (government personnel), quality of housing, and household 
structure. Based on the analysis, five types of social areas were identified: (1) a 
densely populate area with mixed functions, (2) residential areas for cadres, (3) 
residential areas for workers, (4) scattered residential areas for the agricultural 
population, and (5) residential areas for intellectuals. Furthermore, the 
mechanisms—variables such as education, age and occupation—in the formation of 
social areas in Guangzhou were analyzed.  
 
Zheng (1992), on the basis of Xu and Hu’s study in 1989, used data from the fourth 
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census of 1990 and applied statistical methods of factorial ecology, principal 
components analysis, and cluster analysis to analyze the social spatial structure of 
Guangzhou. The results revealed a new type of social space—the newly developed 
economic zones. Yeh et al. (1995) published another piece based on the same study 
Xu and Hu (1989). They divided the city into 150 census wards and collected 67 
variables. With the exception of ethnicity, the predominant factors of socioeconomic 
status and family cycle of Shevky and Bell (1955) have been included. They 
generated five social areas for Guangzhou. The most interesting finding is the division 
of the social space of the city by education, and cadre or non-cadre in occupation. The 
former was found prevalent in former East European cities, while the ‘cadre’ factor 
worked significantly for the first time in such studies. This factor underlined the 
influence of bureaucrats in China. Diagonal to the ‘cadre area’ was the ‘workers area’ 
close to industries where the living environment was quite polluted. Residents mainly 
came from the old districts with a young age structure and a high percentage of 
households with children under 6 years old.  
 
Additional research on social areas was performed by Zhang and Zhu (1992). They 
employed related data of 1982, 1988 and 1990 and applied principal components and 
cluster analysis to investigate the social structure of the city center of Shanghai. The 
results included the people’s educational level, degree of population concentration, 
sex and occupational structure, nonnative population, housing conditions, and 
marriage. Five types of social areas were identified: high—density commercial and 
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residential areas; middle—density cultural and residential areas; mixed industrial and 
educational areas; new residential areas; and scientific, technological, cultural, and 
educational areas. The social spatial structure of the urban population exhibited a 
concentric pattern.  
 
Based on the 1990 Census and 1985 Housing Survey of Beijing, Sit (1999) studied 
the social areas of Beijing of 1990 and the dynamics behind their formation using the 
principal components analysis and cluster analysis. In his research, the ethnicity was 
first included in the variables and it was the first time that ethnicity has been 
examined in social area studies of the Chinese socialist cities. He generated eight 
social areas including (1) inner-city slum; (2) east city extension; (3) suburban 
housing sectors; (4) professional complexes; (5) suburban old industrial quarters; (6) 
cultural area; (7) suburban farming area; (8) temporary communities.  
 
These studies suggest that social segregation or social areas do exist in Chinese 
socialist cities. Of the three sets of factors in the Shevky and Bell (1955) construct, 
ethnicity and family cycle factors only played a minor role, while changes in 
socio-economic status played a modest role in the socio-spatial sorting process (Sit, 
1999; Yet et al, 1995). The political status of the individual or the political influence 
of the work unit also exerted powerful influence, and contributed to social spatial 
differentiation within the city (Dwyer, 1986). 
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Notable changes started in 1978 when Deng Xiaoping’s open and reform policies 
ushered in market mechanism. Yet within the sphere of urban housing, major changes 
were proposed only with the housing reform of 1988. Attention towards urban social 
geography has increased in published literature in China in the mid-1990s. Most of 
these focused on enlarging socioeconomic segregation in big cities such as Beijing 
and Shanghai. Yeh and Wu (1995) studied the internal structure of Chinese cities in 
the midst of economic reforms. They identified different driving forces (such as the 
formation of land market and the labor mobility) that shape the spatial structure pre- 
and post-1978. Preliminary enquiries on the formation of urban communities and how 
they are transforming due to new forces such as urban renewal and resettlement into 
peripheral areas have also been attempted (Zhang, 1996). In his review of the seven 
factors on the formation and transformation of urban communities in China, Zhang 
(1996) indicated that social economic factors which had only a minor role before 
1980 were contributing to the widening gaps between social strata in the 1990s. The 
‘work unit’ system (i.e. large government offices or state/municipal enterprises, 
so-called work units often provide quarters for their employees) was important in 
community creation. However, as housing reform deepens, the ‘work unit’ system was 
losing out to a ‘complete market’ system. Of some interest was the ‘ethnic’ factor 
which he claimed exists in some cities, for example, the Islam community in Xi’an. 
There was also increasing focus on newly mushrooming immigrant communities in 
the outskirts of major cities such as Zhejiangcun (Zhejiang village) in Beijing (Ma 
and Xiang, 1998; Gu and Shen, 2003). The latter is a result of the relaxed control over 
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urban household registration, abolishment of food rationing, and liberalization on 
trade, business and labor hiring since 1978. These new communities looked very 
much like ethnic quarters found in US cities of the 1950s and 1960s and even today. 
The formation of these communities was mostly driven by the social belonging 
consideration. In China, the place of origin often led to the formation of such 
communities (Ma and Xiang, 1998; Gu and Shen, 2003) while in US, the race was a 
major driving factor (Massey and Denton 1993). 
 
The relationship between spatial organization and social segregation were the focus of 
a number of recent studies on urban China. Their studies especially concentrated on 
Shanghai and Guangzhou, but several tackle the transformation and residential 
mobility of the capital city (Li, 2000; Li and Fung 2001; Ma, 2002; Wang and Murie, 
2000; Wu, 2002). Hu and Kaplan’s (2001) attempted to map Beijing’s affluent 
population. Through a survey of residence and income characteristics, they mapped 
out a concentration of well-off households in the suburbs between the northern 
sections of the third and fourth ring roads. They also revealed that the areas where 
more affluent people were settling down corresponded to those that the municipality 
had zoned—since the 1982 master plan—to “specialize in culture, education, 
scientific research and government” activities. This is a sign of the shifting focus in 
the planning of the capital city—from an industrial and administrative centre toward a 
modern, service-based urban economy—but also of the relevance of culture and 
education in the housing choice of the new rich. Wu and Webber (2004) studied the 
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impact of globalization on the socio-spatial structure using Beijing as a case study and 
they mapped out the “foreign gated communities” in Beijing which were produced by 
the intertwined forces of economic globalization and local institutional changes. 
 
These studies suggest that China has embarked on a process of urban spatial 
restructuring that recognizes an association between status and housing consumption 
pattern, and residential segregation thus can become a fundamental marker for the 
analysis of stratification and the emergence of new classes. The three 
forces—globalization, market reforms and migration—are shaping the socio-spatial 
structure in Chinese cities and have imprinted different images on the urban areas. 
 
2.5 Summary 
This chapter gives a brief review of literature on socio-spatial structure in different 
kinds of economy settings—the western market economies, the socialist economies, 
and the transitional economies. The social area analysis is a dominant research 
approach in literature of the urban social spatial structure. The three 
constructs—social rank (economic status), urbanization (family status), and 
segregation (ethnic status) used in the social areas analysis mainly explain the 
residential differentiation in market economies.  
 
In former socialist countries, social areas and social spatial disparities do exist. The 
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administrative allocation of housing was the main driving force in the formation of 
social areas while in market economies, the three constructs—socioeconomic staus, 
family cycle status and ethnicity status were the main forces in the social areas 
formation. 
 
In Chinese cities, research on the socio-spatial structure can be divided into two 
periods. In the first period, researcher found the similar residential differentiation with 
other socialist cities. The interactions between antecedent urban development, 
housing allocation mechanisms and land-use planning under the socialist system drive 
the residential segregation in socialist China. Since the 1980s, China has been on a 
transitional path toward a market economy. It has implemented profound economic 
reform and open-door policy since 1978 and is increasingly linked with the 
globalizing world economy (Yeung and Li, 1999; Gu, Shen, Wong and Zhen, 2001; 
Shen, Wong, Chu and Feng, 2000). Chinese cities have experienced significant 
transformation in their socio-spatial structure in the reform era and have been 
transforming themselves from relatively homogeneous societies organized around 
work-unit compounds towards ones with significant stratification and segregation. 
Wealthy “gated communities” and dilapidated “migrant enclaves” have emerged side 
by side in many Chinese cities (Gu and Shen, 2003; Hu and Kaplan 2001; Ma and 
Xiang, 1998; Wu and Webber, 2004). Market forces, the still existing socialist 
institutions like the hukou system and global economic and cultural forces all affect 
the spatial organization of Chinese cities.  
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Government in China still plays an important role on urban development and housing 
choice of urban population (Han, 2000; Han and Wang, 2003; Huang, 2004; Zhu, 
1999). However, few works touched upon the impact of government in shaping the 


















Chapter 3 Research Design 
3.1 Introduction 
This chapter firstly maps out the research method and study area in this study. Then 
details on data collection and methods of data analysis will be addressed. 
 
3.2 Case study approach 
The case study approach is adopted in this research. This approach is a research 
strategy involving in-depth empirical investigation of a particular phenomenon. A 
major strength of case studies is that they are able to probe a small number of cases in 
detail and provide in-depth insight of the phenomena under investigation. Such 
insights are often lost in other types of research designs where there is a tendency to 
look at the broad picture rather than through the “microscope” (Tan, 2004). Case 
studies observe in all respects and facets and reveal both the internal connection and 
external influence. Thus, they are useful for understanding complex, contextualized 
problems. Merits of the case study approach make it widely adopted in research. 
Compared with the economic models of equilibriums, case studies reveal insights 
which exist in the “black box” (Coase, 1992). 
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3.3 Choice of study area 
In this study, two cases are used at city level and community level to examine the 
affordable housing policy in shaping the social spatial structure in Chinese cities. At 
the city level, Beijing which is the capital of China is chosen and at the community 
level, Huilongguan community which is an affordable housing community located in 
northwest of Beijing is chosen. 
 
3.3.1 The choice of Beijing 
Social stratification is substantial in the capital city—Beijing. Beijing, as the capital, 
has the advantage of attracting the regional headquarters of multinationals (Gu et al., 
1999). Compared with other Chinese cities, Beijing has seen the concentration of the 
headquarters of foreign corporations and high-tech industries (Zhou 2002). Also, in 
Beijing, the city accommodates the largest concentration of government officials and 
public employees. The restructuring of the state economy has resulted in more varied 
income levels in the public sector of Beijing. The relaxed policy on rural to urban 
migration is also influential to the Beijing society. It has led the formation of a poor 
migrant class in Beijing (Chan, 1996; Shen, 1995). All these factors have contributed 
to the much stratified urban society in Beijing. 
 
The housing demand in Beijing is also very much diversified. Besides providing the 
foreign residents and affluent urban population the high-end commodity housing 
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through the housing market, Beijing government follows the central government’s 
housing reform policy to provide the affordable housing to low- and middle-income 
population. The first 19 affordable housing projects were approved in 1998 containing 
70,000 units and 5.6 million square meters of floor space. Prices ranged from 2000 to 
4000 RMB/m2. A second wave of projects was approved the following year, at prices 
agreed upon between developers and government officials ranging from 2350 to 4450 
RMB/m2 (Wang, 2001). The amount of affordable housing reaching the market is 
substantial. The floor space of buildings under construction was 8.9 million square 
meters in 2005 and the floor space of buildings completed was 17.93 million square 
meters from 1999 to 2005 (Beijing Statistical Yearbook 1999-2006). They were built 
in ten districts which include XiCheng, ChongWen, XuanWu, HaiDian, ChangPing, 
ChaoYang, FengTai, DaXing, FangShan, ShiJingShan (Figure 3.1). Feng and Guo 
(2003) claimed that an apparent dip in Beijing housing prices in 2002 was due largely 
to the opening of sales for three large affordable housing communities with a total of 
more than 2 million m2 of living space priced between 2200 and 2650 RMB/m2. The 
provision of affordable housing in Beijing greatly impacts the housing choice 
behavior of urban population in Beijing. 
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(a) Location of Beijing 
 
(b) Administrative districts 
Figure 3.1 Location of Beijing (a) and Beijing’s administrative districts (b) 
Source: Compiled by author 
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3.3.2 The choice of Huilongguan community 
Huilongguan community—the largest affordable housing project in China is chosen 
as the selected case at community level. Huilongguan community locates in 
Changping District in northwestern Beijing and is on the Jingchang Highway (Figure 
3.2). The whole project is developed by Tianhong Group that is one of the largest 
state-owned real estate developers in Beijing. The project was divided into seven 
stages. The buildings in each stage are the same with each containing six floors 
(Figure 3.3). The project was scheduled to become the largest affordable housing 
project in China. It was planned to accommodate around 300,000 people 
(www.bjfang.com/hlg accessed on 10 May 2006). 
 
Figure 3.2Location of Huilongguan community 




(a) Fengyayuan                       (b)Longjinyuan 
Figure 3.3 Appearance of the Fengyayuan (a) and Longjinyuan (b) in 
Huilongguan community 
Source: field work in Huilongguan (2006) 
 
Figure 3.4 Overall planning of Huilongguan community 
Source: www.bjfang.com/hlg accessed on 10 May 2006 
 (Note: Refer to Table 3.1 for coding and phases) 
The Huilongguan project is one of the first 19 projects approved in 1998. The 
developer—Tianhong Group started the project in 1999 and now is developing the 
seventh stage. Figure 3.4 shows the overall planning of the Huilongguan project and 
Table 3.1 summarizes the concrete information on every development stage of the 
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Huilongguan project. The scale in the first, second, third, and sixth stage was roughly 
the same with a building space around 800,000 m2. The scale in the Fourth and Fifth 
Stage was relatively small with 160,000 m2 and 500,000 m2 respectively. 






First A04, A06, A08, C01, C04, C07 800,000 6700 1999.04 
Second C02, C08, D05, D06, E07, E08 800,000 6700 2001.12 
Third D01, D02, D04, F01, F03 1,000,000 7100 2002.12 
Fourth C06 160,000 1300 2003.07 
Fifth N01, N02, N03 500,000 3300 2003.12 
Sixth E02, E03, E04, E05, F02, F04  870,000 6460 2004.07 
Table 3.1 Development of Huilongguan community 
Source: www.bjfang.com/hlg accessed on 10 May 2006 
In the process of the affordable housing development in Beijing, the Beijing 
government has made several regulations and policies to regulate the affordable 
housing development and distribution. Huilongguan project experiences all the 
regulations and governing policies and thus is an ideal case for this study. 
 
3.4 Data collection 
There are two types of data used in the study—primary data and secondary data. The 
primary data is mainly from the housing survey, interviews and observations in 
Huilongguan community. The secondary data is mainly from the Beijing Statistical 
Yearbooks, government regulations and policies. 
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3.4.1 Yearbooks and websites 
The Beijing Statistical Yearbooks from 1999 to 2006 are used as the data source of 
affordable housing development in Beijing in different years. The website 
(www.soufun.com accessed on 27 May 2006) is used to find concrete information 
about the name, location, housing price, developer, building size of each affordable 
project in Beijing. In total, 69 projects are found from the website (Appendix 1) and 
322 commodity housing projects on sale in 2005 are found in this website with 
concrete information such as location, developer, and average sale price. The other 
website (www.bjfang.com/hlg accessed on 10 May 2006) is used to learn about the 
Huilongguan community. The information includes location, overall planning, 
building size of each stage etc. 
 
3.4.2 Policies and government documents 
Although laws, policies are not always completely executed, they set the framework 
and regulations for the affordable housing development. Data about the standards of 
apartment, the income limit of targeting population has been collected from them and 
all the regulations and policies regarding to the affordable housing promulgated by the 
central government and Beijing government are listed according to their dates of 
endorsement (Table 3.2). 
Date Endorsing Authorities  Name of Policy 
1994-07-18 The State Council Decision on Deepening the Urban Housing Reform 
1994-12-15 Ministry of Construction Guidelines on affordable housing construction 
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1995-02-06 The State Council Executive Plan for Anju projects 
1998-07-03 The State Council Notice on further deepening the urban housing 
reform and accelerating housing construction  
1998-07-14 Ministry of Construction Notice on accelerating affordable housing construction
1998-08-03 State Development and Reform 
Commission 
Notice on further accelerating affordable housing 
construction  
1998-10-15 Beijing Municipal Government Reponses of agreement on derating administrative 
fees of Beijing affordable housing construction 
1998-10-18 Office of Beijing Municipal 
Government 
Notice on regulations of accelerating affordable 
housing construction  
1998-12-31 State Administration of  Taxation Notice on adjusting tax of fixed investment in 
affordable housing construction 
1999-04-06 People’s Bank of China Temporary regulations on the development loan of 
affordable housing construction  
1999-07-20 Ministry of Finance Regulations on the distribution of commission of land 
remise and profits of the resale of public housing and 
affordable housing  
1999-09-01 Beijing Municipal Government Notice on further deepening urban housing reform 
and accelerating housing construction in Beijing  
2000-06-09 Bureau of Beijing Land and 
Resources 
Regulations on resale of public housing and 
affordable housing in Beijing  
2000-09-11 Beijing Municipal Government Notice on further regulating construction and 
transaction of affordable housing 
2000-12-19 Beijing Municipal Government Temporary regulation for urban residents in Beijing 
on the purchase of affordable housing  
2001-04-03 Beijing Construction Committee Notice on the procedures for urban residents in 
Beijing to purchase affordable housing  
2002-11-17 State Development and Reform 
Commission 
Notice on the management of affordable housing price
2001-11-26 Bureau of Beijing Land and 
Resources 
Notice on the adjustment of regulations on the resale 
of public housing and affordable housing  
2002-12-10 Beijing Municipal Government Supplementary regulations on urban residents in 
Beijing to purchase affordable housing  
2003-08-12 The State Council Notice on accelerating the continuing and healthy 
development of real estate market  
2003-11-11 Office of Beijing Municipal 
Government 
Notice on further strengthening the construction and 
management of affordable housing  
2003-12-18 Beijing Construction Committee Notice on publicizing the applicants for affordable 
housing 
2004-05-20 Ministry of Construction Ways of Affordable housing management 
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2004-05-20 Bureau of Beijing Land and 
Resources 
Notice on issues related to resale of affordable housing
2004-05-20 Bureau of Beijing Land and 
Resources 
Notice on strengthening the transaction of affordable 
housing 
2005-08-14 Beijing Municipal Commission 
of Urban Planning 
Building standard of affordable housing 
Table 3.2 Government policies on affordable housing 
Source: www.law110.com accessed on 24 April 2006 
 
3.4.3 The household survey 
The best way to uncover the characteristics of the population who live in the 
Huilongguan is through the use of a sample survey. Thus, a multiple-choice 
questionnaire was developed to collect the data about the households’ characteristics 
in Huilongguan community. The household survey was carried out by personal visit to 
families from 8 February to 25 March 2006. The questionnaires were given to the 
household directly to let them fill the questionnaire. The author stood beside to 
explain the questionnaire if there was anything unclear. Each interview took about 
10-15 minutes. 
 
Besides the housing survey in Huilongguan, another survey is conducted in a 
commodity housing project—Longzeyuan which is nearby Huilongguan affordable 
housing project. The purpose of this survey is to gather data for a comparison between 
the characteristics of residents living in two communities. 
 




Figure 3.5 Locations of Longzeyuan project 
Source: www.soufun.com accessed on 27 May 2006 
 
3.4.3.1 Sampling technique and sample size 
A multi-cluster sampling technique was adopted in the selection of sample. The six 
development stages in Huilongguan community were used as the first level of 
clustering. Following this, 80 households were randomly selected from largest third 
stage and 60 from each of the three medium-sized ones and 20 respondents from the 
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smaller fourth and fifth stage, making a total size of 300.  
 
Around 100 residents were randomly selected in Longzeyuan to conduct the survey in 
the commodity housing project. 
 
3.4.3.2 Development of questionnaire 
It is critical that the questionnaire is designed according to the research objectives. 
Hence, before the questionnaire is finalized, a pilot survey was conducted with 20 
randomly chosen respondents separately in Huilongguan and Longzeyuan to improve 
on the structure and contents of the questionnaire. 
 
Furthermore, the length of the questionnaire should be of a comfortable one. Neuman 
(1997) stated that a short questionnaire of 3 to 4 pages is appropriate for the general 
population. For this research study, the questionnaire used in Huilongguan consists of 
2 pages and the questionnaire used in Longzeyuan consists of 1 page. 
 
3.4.3.3 Design of questionnaire 
The questionnaire used in Huilongguan is divided into three sections. Each section 
examines different aspects of household characteristics. The first section is designed 
to know the demographic characteristics of households living in Huilongguan 
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community. The second part is about consumption pattern of households and the third 
part is about interactions between the households in the community (Appendix 2). 
 
The questionnaire used in Longzeyuan is much simpler than the one in Huilongguan. 
It constituted 2 parts, the first part is demographic characteristics of households living 




To find out the different actors and processes behind the affordable housing 
development and distribution, interviews were conducted with residents living in the 
Huilongguan community. Three key informants were selected from the first stage, 
third stage and sixth stage respectively. 
 
Two key informants were interviewed in Longzeyuan in order to know how the 
residents living in commodity housing would perceive the community in the 
affordable housing project. 
 
Much useful information was gained from these key informants to whom the author 
would like to show his acknowledgement. 
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3.5 Methods of data analysis 
3.5.1 GIS Mapping 
Using ArcGIS, the 69 affordable housing projects in Beijing and 322 commodity 
housing projects on sale in 2005 in Beijing are geo-coded and plotted in a digital map 
of Beijing. This two-dimension map helps to visualize the spatial distribution pattern 
of the affordable housing projects and the commodity housing projects in Beijing. 
 
3.5.2 Moran’s I index 
Two spatial autocorrelation indices are calculated to test the global and local 
clustering of the affordable housing projects and commodity housing projects.  
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Where I(d) is Moran’s I with in a specified distance d; ijw  is the spatial weight in 
row-standardized form; ix  is the value of variables; x  is the average of { }ix over 
the n observations. 
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Moran’s I is significant and positive when the observed value of locations within a 
certain distance (d) tend to be similar; negative when they tend to be dissimilar; and 
approximately zero when the observed values are arranged randomly and 
independently over space (Longley et al, 2001). 
 
A local Moran’s I is calculated in order to identify the hot spots in different areas. The 
local Moran’s I is one of the local indicators of spatial association (LISA) which meet 
the following definitional requirements: (1) the LISA for each observation gives an 
indication of the extent of significant spatial clustering of similar values around the 
observation; and (2) the sum of LISAs for all observations is proportional to a global 




i i ij j
j i
I d Z w Z
≠
= ∑  
where iZ  and jZ  are observations in standardized form and derived from the mean 
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3.6 Summary 
Case study approach is used in this research. Two cases at different level—Beijing at 
the city level and Huilongguan community at the community level are chosen. 
Research data are mainly from Beijing Statistical Yearbooks, websites, government 
policies, housing survey, and interviews. GIS mapping and spatial statistics 









 Chapter 4 Affordable Housing Policies 
 and Projects  
4.1 Introduction 
This chapter examines China’s affordable housing policy at the city level. Firstly, it 
introduces the origin of the affordable housing policy and the policy itself. Following 
this, it introduces the implementation of this policy in Beijing. Lastly, the spatial 
characteristics of the affordable housing projects and the changing socio-spatial 
structure of Beijing are discussed. 
 
4.2 The Central government policies on affordable housing 
After a number of successful experiments in selected cities, the Chinese government 
initiated the nationwide housing reform in 1988 (Lee, 2000). The main objectives of 
housing reform were to develop the market system and improve market functions in 
the urban housing sector. During the urban housing reform process, Chinese 
government has consistently paid attention to the housing problem of low- and 
middle-income urban residents. Many policies and programs such as “Anju project” 
and “Affordable housing project” have been introduced since the Mid 1990s in order 
to solve the housing problems faced by the low- and middle-income urban families. 
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4.2.1 Origin of the affordable housing policy 
At the end of 1993, the third national housing reform conference was held in Beijing 
to discuss reform strategies. The resolution of this conference, Decision on deepening 
the urban housing reform, was formally published in July 1994 (The State Council, 
1994). In this document, a new housing reform strategy was formally put forward in 
order to establish a system with dual housing provision: social housing for the low- 
and middle-income households and commercial housing for the high-income families. 
The new strategy recognized the social divisions in Chinese cities and made different 
policies for different groups of people according to their income levels. Affordable 
housing would be built by local governments at reduced cost through favorable land 
allocation policies for sale and rent to low- and middle-income households. 
Higher-standard commercial housing would be developed by property developers for 
the high-income families. This new strategy was designed to generate more affordable 
housing. The Central government also required that all property development 
companies must include at least 20 percent affordable housing in their annual 
development plan for rent or sale to low- and middle-income families.  
 
Following the document promulgated by the State Council, three ministerial level 
offices (the Ministry of Construction, the Housing Reform Steering Group of the State 
Council and the Ministry of Finance) together worked out a guideline named the 
Approaches for managing the construction of affordable housing in December 1994. 
Local governments were called to facilitate affordable housing development by 
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providing free land, removing red tapes in planning and design, and giving tax 
concessions to developers. The Housing Reform Steering Group of the State Council 
proposed the “Anju project” in the following year. It aimed to solve the housing 
problems of the low- and middle-income urban residents. This program was also 
designed for regulating the housing market and alleviating the ever increasing income 
inequality (Nie 2004).  
 
4.2.2 Transitional affordable housing—Anju projects 
The Housing Reform Steering Group of the State Council formulated an Executive 
plan for Anju projects in February 1995. The plan stated clearly that the houses of 
Anju projects should be sold to low- and middle-income households directly at cost 
price. The households without a residence and the households living in dangerous 
houses, or those with other housing difficulties should receive priority. Furthermore, 
the retired staff and workers and teachers with housing difficulties should be 
considered before others given equal conditions of applicants. No high-income 
households are allowed to buy such houses. However, in this plan, there was no clear 
definition of “high-income” households. The standards for the floor space of each 
apartment were generally kept at a level of smaller than 55 square meters. The 
proportion of the apartments with 2 bedrooms should be more than 60%. 
 
The price of houses in Anju projects included seven cost items, i.e. land acquisition 
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fee and compensation for demolition; survey, design and primary engineering fee; 
cost for construction of housing units; cost for construction of infrastructure facilities 
of housing districts; 1-3% management cost; loan interest and tax. Between these 
seven factors, cost for construction of housing units accounts for the largest 
part—usually around 50-60%. The land acquisition fee and compensation for 
demolition and cost for construction of infrastructure facilities of housing districts 
constitute around 30%. The other four parts account for the remaining 10-20% 
(Compiled by author from several different projects). Table 4.1 shows the percentage 
of seven cost items in a typical project. 
Cost Items Percentage (%) 
land acquisition fee and compensation for demolition 18 
survey, design and primary engineering fee 4 
cost for construction of housing units 58 
cost for construction of infrastructure facilities of housing districts 11 
management cost 2 
loan interest 2 
Tax 5 
Table 4.1 Percentage of seven cost items 
Source: www.ahpi.gov.cn accessed 21 April 2006 
The Anju projects have been in effect since 1995. The initial capital investment 
required for Anju projects was pooled from the central government and the cities. 
Central government agreed to provide 40% of the investment through bank loans. The 
remainder was provided by city government from city housing funds, work units’ 
housing funds, individual housing savings, and presale payment. The city government 
organized construction, and the houses were sold to the low- and middle income 
urban households at no profit. 
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Individual cities that could construct Anju projects and the scale of the projects were 
decided by the Housing Reform Steering Group of the State Council according to an 
annual plan. Then, the State Planning Commission and The People’s Bank of China 
arranged bank loans for Anju projects as a part of the fixed assets investment of that 
year and distributed these loans to each related special bank in time according to the 
list of cities and the scales approved. The bank would not provide loan before the city 
government has secured the other 60% of the total amount. The bank loan must be 
mortgage loan in order to ensure the turnover of these loans. The lending rate 
followed the same rate that People’s Bank of China specified for the loan period. The 
maximum duration of the bank loan was 3 years. 
 
In the period 1995-1998, the total floor area of Anju housing completed was 55.76 
million m2 in the whole country according to the report of Ministry of Construction in 
1999. Table 4.2 presents the scale of Anju projects in each province in 1996. Figure 
4.1 presents the average floor space per unit and the average units per 10000 urban 
residents. 19 provinces had an average floor space above 60 m2; 11 provinces had an 
average floor space below 60 m2. The average units per 10000 urban residents were 
below 20 units in all provinces except Tianjin. In Beijing, for example, the average 
units per 10000 people were only 9 units. The numbers show the relative small scale 
of Anju project in each province compared to the large population. Thus, Anju 
projects had a rather narrow scope, and they were targeted only at low-income groups 
(such as teachers) who worked for a small employer that could not afford to build 
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housing for employees (Wang, 2001).  














Beijing 91.99 27.59 33.85 6482 
Tianjin 182.69 84.68 115.69 18136 
Hebei 97.81 40.62 66.71 10713 
Shanxi 69.51 43.02 46.64 8281 
Neimenggu 69.65 38.76 27.97 2210 
Liaoning 145.73 111.81 76.76 12316 
Jilin 61.59 20.37 39.20 4792 
Heilongjiang 112.21 52.90 74.99 13683 
Shanghai 238.45 84.90 51.08 12955 
Jiangsu 167.88 88.04 103.43 12852 
Zhejiang 192.83 62.60 46.84 6780 
Anhui 88.81 56.61 48.50 7085 
Fujian 100.43 39.69 50.48 6795 
Jiangxi 126.65 60.14 60.62 8043 
Shangdong 126.95 63.33 44.39 9617 
Henan 113.79 64.93 52.47 8745 
Hubei 186.58 58.33 86.03 10008 
Hunan 116.23 52.79 47.50 12134 
Guangdong 98.22 23.40 25.08 3460 
Guangxi 60.04 14.05 14.69 1972 
Hainan 16.87 1.25 9.75 1175 
Sichuan 128.33 71.43 44.03 11888 
Guizhou 39.41 23.07 10.39 2360 
Yuannan 37.86 16.93 23.20 3136 
Xizhang 3.46 0.00 3.46 577 
Shaanxi 62.83 31.49 13.31 2943 
Gansu 31.88 16.20 20.51 3634 
Qinghai 4.11 1.16 2.36 367 
Ningxia 4.15 3.01 3.55 655 
Xinjiang 16.46 5.66 6.71 865 
Total 2793.40 1258.76 1250.19 204659 
Table 4.2 Construction of Anju projects in 1996 
Source: www.cin.gov.cn/fdc/statis/default.htm accessed 15 May 2006 
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Figure 4.1 Average floor space and units per 10000 people in each province 
Source: www.cin.gov.cn/fdc/statis/default.htm accessed 15 May 2006 and 
National Bureau of Statistics of China (1997) 
The Anju project was a kind of welfare housing provided by the Chinese government.  
The construction scale and capital investment were controlled by the governments. It 
was more like the extension of former central planning system. Nationwide urban 
housing reform discontinued the welfare housing system in the urban housing supply 
in 1998. Thus, the Anju project was suspended and went under the general name of 
affordable housing project in China after 1998. 
 
4.2.3 Affordable housing policy 
In 1998, the State Council endorsed a new housing policy entitled the Notice on 
further deepening the urban housing reform and accelerating housing construction. 
In this notice, affordable housing was specified to be built with government support 
for the low- and middle-income urban population. The affordable housing units would 
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be sold to all the low- and middle-income urban households (70%-80% of the urban 
households) at minimal profit price (Weili Jia) (the profit is no more than 3%). The 
higher-income households in urban areas (the top 10%-15% of the urban households) 
would be encouraged to buy high standard commercial housing through the market, 
and poor urban families (the bottom 10%-15% of the urban households) would be 
given subsidized rental housing by their employers or the city government.  
 
The key differences between affordable housing and ordinary commercial housing are 
the way in which land is allocated and the government control over the profit made by 
the developers. For any projects approved by the local authority, as for affordable 
housing, the land would be administratively allocated without charging for land use. 
The investment profits for the developers were controlled at the level of no more than 
3% (The State Council, 1998). The upper limit of price for affordable housing is set 
by the local governments. The price of affordable housing project consists of eight 
cost items—land acquisition fee and compensation for demolition; survey, design and 
primary engineering fee; cost on construction and allocation; cost for construction of 
infrastructure facilities of housing districts; 1-3% management cost; loan interest; tax 
and profit no more than 3%. The difference between the affordable housing project 
and Anju project is that the price of affordable housing includes the development 
profit. The construction of the affordable housing projects must be tendered for. 
Detailed instructions were issued by the Ministry of Construction to regulate the 
building process for cost saving. 
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Affordable housings are used to solve the housing problem of low-and middle-income 
urban populations. The affordable housings can not be distributed unlimitedly in the 
society due to free land use. The urban households who can buy the affordable 
housing must be authorized by local government. 
 
The capital investments on development of affordable housing projects are raised by 
the private developers from multiple sources—their own capital; bank loans and 
presale of affordable housing units. In the prospectus of Tianhongbaoye—a developer 
of the second stage of Huilongguan project, the three sources of capital accounted for 
20.8%, 12.7% and 66.5% separately. The urban households can use their individual 
capital, housing reform policy related housing fund such as Zhufanggongjiji (Housing 
provident fund), and housing mortgage loans to purchase the affordable housing units. 
 
4.3 Implementation of the affordable housing policy in 
Beijing 
Commercial housing prices in Beijing were very high in comparison with average 
salaries throughout the 1980s and the 1990s (Wang and Murie, 1999). The average 
house price is 10 times more than the average annual income of urban households at 
the national level. In some big cities such as Shanghai, Beijing, and Shenzhen, the 
ratio between the house price and the average annual household income is more than 
12 (China Economics Times, 2006-04-15). Ordinary urban families in Beijing cannot 
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afford commercial housing. The Beijing government began to recognize this problem 
in 1993. Thus the Anju project was initiated to provide houses for low- and 
middle-income population. 
 
In October 1998, following the urban housing reform policy from the central 
government, the Beijing Municipal Government began the construction of affordable 
housing projects and issued its own policies toward affordable housing 
development—Notice on regulations of accelerating affordable housing 
construction (Office of Beijing Municipal Government 1998-10-18). In this notice, 
three types of affordable housing schemes were encouraged: 
1) Municipal schemes including those planned from the beginning of the projects 
and those converted from commercial housing, 
2) Work unit schemes for their employee using land under their control, 
3) Joint schemes by two or more work units for their employees. 
 
Unlike ordinary commercial housing, the sale price of affordable housing was to be 
checked and approved by Beijing Municipal Government. In order to reduce the price, 
the costs of several items such as the Municipal Government service charges (i.e., 
planning, registration, planting and underground water compensation fees) were 
reduced up to 50 percent of the regular charges. However, in the Notice, the targeting 
populating was not clear. The only requirement is a Beijing hukou (i.e., an official 
registration of the household in Beijing). 
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The first group of 19 affordable housing schemes (a total construction floor area of 
5.6 million m2, about 70,000 units) was approved in Beijing in October 1998 (Figure 
4.2). Most of these schemes were located in the suburban areas. The price for most of 
these schemes was set below 4000 RMB per square meter, a benchmark price worked 
out jointly by the Beijing Construction Committee and the Beijing Municipal 
Commission of Development and Reform. Prices in some of the suburban schemes 
were even lower (between 2,000 and 3,000 RMB).  
 
Figure 4.2 Distribution of the first 19 approved affordable housing projects in 
Beijing in October 1998 
Source: www.bjjs.gov.cn accessed on 14 May 2006 
The 19 projects can be divided into two categories—4 projects (Chengshousi, Tuanhe, 
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Xihuangcun, and Pingguoyuan) belong to the second category (refer to page 55) and 
the other 15 projects (Huilongguan, Tiantongyuan, Jiandongyuan, Beiluyuan, 
Anningxili, Wangjing A4, Fatouyiqi, Fengyihuayuan, Chengyuanxiaoyu, Yuhaiyuan, 
Bawangfenpingtai, Wangxinyuan, Qingnianlu, Dianzicheng, and Tiancunlubei) 
belong to the first category (refer to page 55). 
 
Figure 4.2 shows the spatial distribution of the first 19 affordable housing projects in 
Beijing. All the projects except Fengyihuayuan and Chengshousi locate outside the 
Fourth Ring Road. The large scale projects like Huilongguan, Tiantongyuan, 
Beiluyuan, and Jiandongyuan locate outside the Fifth Ring Road. 
 
The land used in the first 19 affordable housing projects was mainly from three 
sources:  
1. Land provided by Beijing Municipal Government for affordable housing 
development. This type of projects constituted 33 percent of the total building area. 
There are 5 projects in this group: Huilongguan, Tiantongyuan, Jiandongyuan, 
Beiluyuan, and Anningxili (www.bjjs.gov.cn accessed on 14 May 2006). 
 
Projects in this group usually convert agricultural land for development. For 
example, the land used for the Huilongguan project originally belonged to 
Sanhezhuang Cun which is in Huilongguan Zhen, Changpin District. The 
Tianhong group was relegated by the Beijing Municipal Government to do the 
 58
land acquisition. The original land users were compensated for the land 
acquisition. The compensation standards contain the following items: 1) land 
compensation (Tudi buchangfei) 2) settlement subsidy payment (Anzhi buzhufei) 
3) compensation for crop (Qingmiao buchangfei) and 4) compensation for the 
attached buildings (Tudifuzhuwu buchangfei). According to the prospectus of 
Tianhongbaoye—a developer of the second stage of Huilongguan project, the 
compensation was around 950 RMB per m2.  The whole compensation was 
shared by the Sanhezhuang Cunweihui and farmers in Sanhezhuang Cun. After the 
acquisition, the land was transformed from rural land to urban land and could be 
used for the affordable housing construction. 
 
2. Land converted from the commercial housing development to affordable housing 
development. This type of projects constituted 50 percent of the total building area. 
There were 10 projects in this group: Wangjing A4, Fatouyiqi, Fengyihuayuan, 
Chengyuanxiaoyu, Yuhaiyuan, Bawangfenpingtai, Wangxinyuan, Qingnianlu, 
Dianzicheng, and Tiancunlubei (www.bjjs.gov.cn accessed on 14 May 2006). 
 
The land conversion from commercial housing construction to affordable housing 
construction was initiated by the developer itself and it must be approved by 
Beijing Municipal Commission of Development and Reform and Beijing 
Construction Committee. For example, The Wangjing A4 project originally was a 
part of commercial housing project. The first phase of this project—Wangjing A5 
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was developed by Beijing Chengshi Kaifa Group and completed in 1997 with 26 
buildings—each containing 20 to 29 floors. It was a commodity housing project 
and had been sold on the free market. The average price was 5,017 RMB per m2. 
The second phase—Wangjing A4 completed in 1999 by the same developer 
included both commodity housing and affordable housing. The price of these units 
varied from around 4,000 RMB per m2 for the affordable housing units to 5,500 
RMB per m2 for the commodity housing units, despite a remarkable similarity in 
quality, location and services (Tomba, 2004a). 
 
Apparently, it makes no sense for the land conversion because the development 
profit of affordable housing project is bound to 3%. However, the Beijing 
Municipal Government would not charge land remise fee and derate 50 percent of 
several other service fees. According to the prospectus of Tianhongbaoye—a 
developer of the second stage of Huilongguan project, the expected internal rate of 
return (IRR) could reach 16.83%. Also, developers of these first 19 affordable 
projects are mainly state owned developers. They are largely controlled by the 
Beijing Municipal Government. 
 
3. Land belonged to work units. It constituted 17 percent of the total building space 
and there are 4 projects in this group: Chenshousi, Tuanhe, Xihuangcun, and 
Pingguoyuan (www.bjjs.gov.cn accessed on 14 May 2006). 
 
 60
The affordable housing units in this group can only be sold to their own 
employees. The Chenshousi project was built by a military unit in Beijing; Tuanhe 
project was built by Bureau of Laogai; and Xihuangcun and Pingguoyuan were 
built by Shougang Group. 
 
The work units and the Beijing Municipal Government both benefited in the 
scheme. To the work units, this way could solve the housing problems of their 
own employees. To the Municipal Government, this way could speed up the urban 
renewal and development. However, work units with high bargaining power can 
build the projects in more favorable places and with better housing quality and 
lower housing price compared to work units with relatively low bargaining power. 
This has lead serious housing inequality among work units in Beijing (Ren and 
Zhu, 2003). Recently, this kind of affordable housing project was suspended by 
Ministry of Construction. 
 
By September 1999, pre-sale units totaled 464,000 m2 were sold (Beijing Youth Daily, 
1999-11-30). To meet the high demand, four more schemes (i.e., Jianxinyuan, 
Zhengyangxiaoqu, Xinggongyuan, and Jinrijiayuan) were approved in late 1999, at 
prices agreed upon between developers and government officials ranging from 2,350 
to 4,450 RMB/m2 (Beijing Youth Daily, 1999-10-26). Sales of this relatively 
low-priced housing became an important part of the housing market in the city. In 
2003, these units made up 23 percent of all new units sold in Beijing (Beijing Real 
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Estate Information On-Line, 2004). Feng and Guo (2003) claimed that an apparent dip 
in Beijing house price in 2002 was due largely to the opening of sales for three large 
affordable housing communities—Tiantongyuan, Huilongguan, and Ruihiaxincheng 
with a total of more than 2 million m2 of living space priced between 2200 and 2650 
RMB/m2. By the end of 2006, there will be a total of 60 projects planned and 
permitted by the Beijing Construction Committee and the floor space of affordable 
housing completed will be around 20 million m2. The Beijing Construction 
Committee also approved about 250 work-units schemes at the central government 
and municipal government levels. These account for 6 million m2. These projects 
were built in ten districts including XiCheng, ChongWen, XuanWu, HaiDian, 
ChangPing, ChaoYang, FengTai, DaXing, FangShan, ShiJingShan. 
 
The requirements of targeting population were not clear until the Beijing Municipal 
Government promulgated Temporary regulation for urban residents in Beijing on 
the purchase of affordable housing (Beijing Municipal Government 2000-12-19) 
regulating this issue in Dec 2000. The subsidized housing is formally granted only to 
households with a yearly income below 60,000 RMB. The income includes wages, 
housing subsidies, the Zhufanggongjijin (Housing provident fund) from the work 
units, stock dividends, bank interests, bond yield, and housing rent etc. The urban 
housing reform in 1998 ended the welfare housing distribution to the public 
employees. In order to solve the housing problems of public employees, the regulation 
states that those families that husband and wife are both working in the public sector 
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or teachers are not subject to the income limit. Households that need to be relocated 
for the key urban redevelopment projects are also not subject to the income limit, in 
order to speed up the redevelopment process. 
 
In the following years, Beijing Municipal Government promulgated a series of 
policies regulating the affordable housing development from different aspects: 
¾ Requirement of targeting population and buying procedures 
Notice on the procedures for urban residents in Beijing to purchase affordable 
housing (Beijing Construction Committee 2001-04-03) 
Supplementary regulations on urban residents in Beijing to purchase affordable 
housing (Beijing Municipal Government 2002-12-10) 
Notice on publicizing the applicants for affordable housing (Beijing Construction 
Committee 2003-12-18) 
 
The first Notice makes concrete buying procedures of affordable housing for different 
types of targeting urban population—households that husband and wife are both 
working in public sector or teachers; households to be relocated for redevelopment 
projects; households subject to the income limit regulation. The targeting urban 
households need to submit different kinds of application forms to Beijing Chengshi 
Jianshe Zonghe Kaifa Bangongshi (Office of Beijing Comprehensive Urban 
Development). They are not entitled to buy the affordable housing units from 
developers until they are approved by the Office. 
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The second Notice makes some supplementary clauses to the temporary regulation 
promulgated before. The Notice make it clear what documents and certifications are 
needed in the application process. 
 
The third Notice further strengthens the buying standard by exhibiting the households’ 
demographic characteristics such as age, occupations and work units on the Internet to 
make the targeting population more transparent. If there are doubts about an 
applicant’s qualification, an investigation will be conducted. If the applicant is found 
to violate the rules, he/she will not be entitled to buy affordable housing in future. 
 
¾ Sale and resale of affordable housing 
Notice on the adjustment of regulations on the resale of public housing and 
affordable housing (Bureau of Beijing Land and Resources 2001-11-26) 
Notice on issues related to resale of affordable housing (Bureau of Beijing Land and 
Resources 2004-05-20) 
Notice on strengthening the transaction of affordable housing (Bureau of Beijing 
Land and Resources 2004-05-20) 
 
The first two Notices regulate the resale of affordable housing units. The regulations 
state that the minimum holding period of affordable housing units is 5 years. If the 
households would like to sell the housing units within 5 years from date of purchase, 
they must sell it to households who are qualified for affordable housing and the resale 
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price cannot be higher than the original purchasing price.  
 
The affordable housing units can be sold after 5 years without restriction. If the resale 
price was lower than the original purchasing price, the seller still qualifies for another 
affordable housing unit. If the resale price was higher than the original purchasing 
price, the seller would not be entitled to buy another affordable housing unit. 
Meanwhile, the seller would have to render 10% of whole selling price to the local 
Bureau of Land and Resources as land compensation if the resale price was higher 
than original purchasing price. 
 
The third Notice regulates the behavior of affordable housing developers. Developers 
must get the pre-sale permission before they can sell any affordable housing unit. 
  
¾ Affordable housing management and building standards 
Notice on further strengthening the construction and management of affordable 
housing (Office of Beijing Municipal Government 2003-11-11) 
Building standard of affordable housing (Beijing Municipal Commission of Urban 
Planning 2005-08-14) 
 
The first Notice further strengthens the development of the three types of affordable 
housing schemes. The construction of government-organized affordable housing 
schemes must be awarded by a tender process. The conversion from commodity 
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housing to affordable housing must be strictly approved and the affordable housing 
units in this group must be sold to the qualified urban households. The development 
work-units’ own affordable housing schemes must be consistent with the master plan 
of Beijing and the affordable housing units can only be sold to their own employees. 
The Notice also states that the floor space of the majority of affordable housing units 
should not be bigger than 80 m2. The total price of one unit should be no more than 
320,000 RMB. 
 
The second Notice sets the building standard of affordable housing in Beijing. The 
range of floor space of affordable housing units is between 54 and 117 m2. The net 
height between floors is no less than 2.4 m. 
 
4.4 The changing socio-spatial structure of Beijing 
Since the implementation of the economic reform and open-door policy in 1978, 
Beijing has entered a new stage of urban development. Beijing’s urban socio-spatial 
structure experiences major changes in the reform period. In order to adapt to rapid 
economic development and globalization, Beijing has implemented an ambitious 
program of urban renewal and reconstruction to equip the city with excellent 
infrastructure and good environment for business, investing and living. Meanwhile, 
there also has been a clear trend of suburbanization in Beijing with the inner city 
sub-districts experiencing significant loss of population, and the suburban 
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sub-districts gaining growth at various scales (Wang and Zhou, 1999).  
 
The land market is emerging in Beijing accompanying the land reform in China. Land 
prices and land development density fall with distance (Ding, 2004). Beijing’s 
housing market is also categorized by the presence of submarkets differentiated by 
price (Han 2004). The urban development pattern in Beijing clearly resembles those 
in other cities with free market economy. 
 
China’s economic reform has brought in remarkable changes in cities where different 
social groups have emerged and the urban housing reform has given urban households 
freedom of housing choice. Consequently, wealthy “gated communities” and 
dilapidated “migrant enclaves” are emerging in Beijing (Gu and Shen, 2003; Hu and 
Kaplan 2001; Ma and Xiang, 1998; Wu and Webber, 2004; Zhang 2001). Beijing has 
changed itself from a relatively homogenous society to one with significant residential 
diversities. 
 
How do affordable housing projects affect the socio-spatial structure of Beijing? Will 
these affordable housing projects strengthen the residential segregation by clustering 
in certain areas in Beijing forming the low- and middle-income communities or will it 
mix with these wealthy communities and migrant enclaves? In the following section, 
these problems will be discussed. 
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4.4.1 Location characteristics of affordable housing projects 
By the end of 2006, there will be a total of 60 projects planned and permitted by the 
Beijing Construction Committee and the floor space of affordable housing completed 
will be around 20 million m2. The Beijing Construction Committee also approved 
about 250 work-units schemes at the central government and municipal government 
levels. These account for 6 million m2. Compared with the municipal schemes, the 
building scale of work-units schemes is relatively small. The units in the work-units 
schemes can not be sold in the public market and can only be sold to the employees 
belonging to the work units. Thus, the information of these work units schemes is 
difficult to get. In total, the information on 69 affordable housing projects (including 
all the 60 municipal government projects and 9 work-units projects) are found with 
concrete information4 (locations, price, developer etc) and can be geo-coded on the 









4. 7 newly planned municipal affordable housing projects in 2006 are lack of price information. 
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Figure 4.3 Distribution of 69 affordable housing projects in Beijing 

























Number 2 6 15 25 21 69 
Percentage 
(%) 
2.9 8.7 21.7 36.2 30.5 100 
Table 4.3 Location of 69 affordable housing projects in Beijing 
Source: www.soufun.com accessed on 27 May 2006 
Table 4.3 summarizes the locations of affordable housing projects. 46 projects locate 
outside the Fourth Ring Road. Large affordable housing projects like Huilongguan, 
Tiantongyuan, Changanxincheng, Cuicheng are all located outside the Fourth Ring 
Road. A North-South division based on ChangAn Street (Figure 4.3) shows that 40 
affordable projects are in the South and 29 projects are in the North. In the South, 21 
projects locate inside the Fourth Ring Road and 19 projects locate outside the Fourth 
Ring Road, while in the North, only 2 projects locate inside the Fourth Ring Road. 
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The other 19 projects in the North locate outside the Fourth Ring Road.  
 
Table 4.4 shows the descriptive statistics of the price of affordable housing. The mean 
price was 3653 per m2. The maximum price was about 3 times the minimum price. 
Statistic on coefficients of variation (0.194) indicated there was relatively low 
variation among the prices of affordable housing. 




62 2280 6000 3653 710 0.194 
Table 4.4 Descriptive statistics of affordable housing prices 
Source: www.soufun.com accessed on 27 May 2006 
Free land by the government does not mean that the price of affordable housing only 
include building costs. Compensation to the original land users and relocation of the 
original residents could account for as much as half of the total development cost 
(Wang, 2001). In Changpin District, the population density is 359person/km2. The 
population density is 3759person/km2 in Chaoyang District. But in the four inner 
urban districts, the population density is 24360person/km2 (Bureau of Statistics of 
Beijing, 2006). This explains why the large affordable housing projects are located in 
the suburban districts—Changpin District, Chaoyang District where population 
density and the associated costs are relatively low. 
 
There is another consideration as to the location of affordable housing project. During 
the 1990s, local government benefited financially from selling urban land to property 
developers. The revenue belongs to the extra-budgetary revenue of the local 
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governments and they can use this revenue to improve their infrastructure and urban 
development. The revenue from land sale stands for 35 percent of local budgetary 
revenue in the period 2001-2003. In 2004, this ratio reached 47 percent. In the first 
half of 2006, the revenue from land sale reached 300 billion RMB. It is estimated land 
sale income would make up for 50 percent of local revenue (21 Century Economy 
Report, 2006-09-02). It looks as that local government is the main loser in 
implementing the affordable housing schemes. In Beijing, the land sale revenue is 
centrally managed by the Beijing Municipal Government. The district governments in 
Beijing must apply for fund from the Municipal Government for urban development 
in their territory.  
 
The parcels of land used to construct the affordable housing in Beijing are 
co-determined by the Beijing Construction Committee, Beijing Municipal 
Commission of Development and Reform, Bureau of Beijing Land and Resources, 
Beijing Municipal Commission of Urban Planning. Because of free land remise, the 
affordable housing projects are more inclined to locate in the South of Beijing where 
housing price is relatively low compared to the North (Han 2004). 
 
4.4.2 Location characteristics of commodity housing projects  
In total, 322 commodity housing projects are found on sale in 2005 in Beijing and 
they are geo-coded on the map of Beijing.  
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Figure 4.4 Distribution of commodity housing projects in Beijing 


























Number 20 38 77 58 129 322 
Percentage 
(%) 
6.2 11.8 23.9 18 40.1 100 
Table 4.5 Location of commodity housing projects in Beijing 
Source: www.soufun.com accessed on 27 May 2006 
Table 4.5 summarizes the location of commodity housing projects. 149 projects locate 
outside the Fifth Ring Road. The North-South division based on ChangAn Street 
(Figure 4.4) shows that the number of commodity housing projects in the two sides is 
almost the same with 162 projects in the North and 160 projects in the South.  
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Table 4.6 shows the descriptive statistics of the price of commodity housing on sale in 
2005. The mean price was 7515 per m2. The maximum price was about 13 times the 
minimum price. Statistic on coefficients of variation (0.521) indicated there was large 
variation among the prices of commodity housing. 




322 1886 24500 7515 3918 0.521 
Table 4.6 Descriptive statistics of commodity housing prices 
Source: www.soufun.com accessed on 27 May 2006 
Individual projects prices were standardized and the standard deviations from the 
mean were used to plot in the map of Beijing (Figure 4.5). The map gives more 
information on the price distribution of commodity housing projects in Beijing. The 
high price commodity housing is mostly located in inner city districts and some 
suburban districts in the North of Beijing. They are largely concentrated along the 
Changan Street, in the Jianguomen area, in the Zhongguancun area, near the Asian 
Games Villages, and in the northwest along the Airport Highway. The commodity 
housing with relative low price is largely located in the outside the Fourth Ring Road 
in the South of Beijing. They are mainly concentrated in Tongzhou in the east, in the 
northwest along Jingchang Highway, in the southeast along Jingshi Highway, in the 
south along Jingkai Highway.  
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Figure 4.5 Price distribution of commodity housing in Beijing (2005) 
Source: www.soufun.com accessed on 27 May 2006 
Housing quality among the commodity estates varies largely. Table 4.7 and Figure 4.6 
present the contrast of different types of housing estates ranging from high end estates 
for the newly affluent population to migrant enclaves for the migrant rural population. 
Housing quality in the high-end estates is superb with clubs and gyms while in 








Name of estate Ziyu shanzhuang Kuan House Huilongguan Longzeyuan Henan village 






Housing attribute Commodity Commodity Affordable  Commodity Migrant Enclave 
Unit size(m2) 150-600 200-300 60-200 85-200 N.A 
Price(RMB/ m2) 19000 8700 2600 5100 N.A 
Price for one unit 
(Million RMB) 
2.9-11.4 1.78-2.6 0.16-0.52 0.44-1.02 N.A 
Management fee 
(RMB/ m2*month) 
12.5 2.08 0.52 1.28 N.A 
Facilities      
Club/gym Yes Yes No No No 
Cable Yes Yes Yes Yes No 
Satellite TV Yes No No  No No 
Internet access Yes Yes No No No 
24-hour security Yes Yes Yes Yes No 
Garage Yes Yes Yes Yes No 
Central heating Yes Yes Individual Yes No 
Green space (%) 80 45 37 35 0 
Hot water Yes Yes No No No 
Table 4.7 A comparison of different types of housing estates in Beijing 
Source: field work in Huilongguan, Ma and Xiang (1998) and Huang (2005) and  





(a) Contrast of different types of estates 
 
b) Locations of different types of estates 
Figure 4.6 Contrast (a) and Location (b) of different types of Estates 
Clockwise: (Ziyu Shanzhuang; Kuan House; Henan Village; Huilongguan) 
Source: field work in Huilonggan; Huang (2005) and www.purplejade.com.cn 






4.4.3 Affordable housing and the socio-spatial structure of 
Beijing 
The socio-spatial structure of Beijing and the impact of affordable housing on the 
socio-spatial structure are examined in the four aspects: 
1. What is the spatial pattern of affordable housing projects? Do they cluster in 
certain areas or evenly distributed in Beijing? 
2. What is the spatial pattern of commodity housing projects without affordable 
housing projects? 
3. What is the spatial pattern of commodity housing projects with affordable 
housing projects? 
4. What is the spatial pattern of the migrant enclaves, commodity housing projects 
and affordable housing projects? 
 
Using the information on 62 affordable housing projects (7 projects are omitted 
because of lack of price information) and 322 commodity housing projects on sale in 
2005, two spatial autocorrelation indices—Global Moran’s I and Local Moran’s I are 
constructed to disclose the spatial pattern of commodity housing projects and 
affordable housing projects. The Global Moran’s I and Local Moran’s I are 
constructed in 3 different scenarios. The first scenario uses the variable—attributes (0 
stands for commodity housing and 1 stands for affordable housing). The second 
scenario uses the variable—price of commodity housing projects (the average sale 
price of each project is used in calculation). The third scenario uses the 
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variable—price of both commodity housing projects and affordable housing projects 
(the average sale price of each project is used in calculation). Also, a tessellation 
procedure is applied to divide the surface into parcels, each of which corresponds to a 
housing project.  
 
Global Moran’s I 
The Global Moran’s I calculated using attribute variable is +0.0593. According to 
Longley et al (2001, pp.102), Moran’s I =+0.0593 means spatial independence 
between the attributes of a cell and its neighborhoods. The affordable housing projects 
and commodity housing projects demonstrate the spatial independence characteristics 
which mean that different types of housing often mix together in Beijing. 
 
The Global Moran’s I calculated in the second scenario is +0.3558. According to 
Longley et al (2001, pp. 102), Moran’s I =+0.3558 means spatial clustering between 
the attributes of a cell and its neighborhoods. This result shows spatial clustering of 
commodity housing prices in Beijing which means projects of high price cluster with 
other projects of high price and projects of low price cluster with other projects of low 
price. This is consistent with the finding by Han (2004). With submarkets 
differentiated by price emerging in Beijing, the housing projects with similar price 
tend to cluster together. 
 
The Global Moran’s I calculated in the third scenario is +0.2789. According to 
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Longley et al (2001, pp. 102), Moran’s I =+0.2789 means relatively spatial clustering 
between the attributes of a cell and its neighborhoods. This result shows relatively 
spatial clustering of housing prices in Beijing. Adding the affordable housing projects 
into the commodity housing projects, the clustering level of housing price is relatively 
low. 
 
Local Moran’s I 
 
Figure 4.7 Local Moran’s I significance map in the first scenario 
(Note: high-high refers to an affordable housing project which shows significant 
spatial autocorrelation with its neighboring affordable housing projects; Low-low 
refers to a commodity housing project which shows significant spatial autocorrelation 
with its neighboring commodity housing projects; Low-high refers to a commodity 
housing which shows significant spatial autocorrelation with its neighboring 
affordable housing projects; High-low refers to an affordable housing project which 
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shows significant spatial autocorrelation with its neighboring commodity housing 
projects) 
 
Local Moran’s I values using attribute variable range between -0.997 and 2.533 with 
significance levels ranging from 0.002 to 0.500. In the Moran’s I significance map 
(Figure 4.7), the significant locations were categorized according to their location in 
the Moran scatter plots in four bands: high-high, low-low, low-high and high-low. In 
the south of Beijing, several affordable housing projects cluster along the Fourth Ring 
Road, with the commodity housing projects mixing with these affordable housing 
projects. Commodity housing projects themselves cluster in Tongzhou District with 
relative low price while there are two other clustering areas—Asian Game Village and 
Zhongguancun with high housing price. 
 
Figure 4.8 Local Moran’s I significance map in the second scenario 
(Note: high-high refers to a high value property which shows significant spatial 
autocorrelation with its neighboring high value properties; Low-low refers to a low 
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value property which shows significant spatial autocorrelation with its neighboring 
low value properties; Low-high refers to a low value property which shows significant 
spatial autocorrelation g with its neighboring high value properties; High-low refers to 
a high value property which shows significant spatial autocorrelation with its 
neighboring low value properties) 
 
Local Moran’s I values using price of commodity housing projects range between 
-1.282 and 3.550 with significance levels ranging from 0.002 to 0.498. In the Moran’s 
I significance map (Figure 4.8), the significant locations were categorized according 
to their location in the Moran scatter plots in four bands: high-high, low-low, 
low-high and high-low. The high value commodity housing projects cluster in 
Jianguomen, along the East Third Ring Road, in the areas near Asian Games Village, 
and in Zhongguancun area. The low value commodity housing projects cluster in 
eastern part—Tongzhou District, in southwest part along Jingshi highway and in south 
part along Jingkai highway. Along East Fourth Ring Road, there are clusters of high 
value and low value commodity housing projects. 
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Figure 4.9 Local Moran’s I significance map in third scenario 
(Note: high-high refers to a high value property which shows significant spatial 
autocorrelation with its neighboring high value properties; Low-low refers to a low 
value property which shows significant spatial autocorrelation with its neighboring 
low value properties; Low-high refers to a low value property which shows significant 
spatial autocorrelation g with its neighboring high value properties; High-low refers to 
a high value property which shows significant spatial autocorrelation with its 
neighboring low value properties) 
 
Local Moran’s I values using price variable range between -1.213 and 3.397 with 
significance levels ranging from 0.002 to 0.500. In the Moran’s I significance map 
(Figure 4.9), the significant locations were categorized according to their location in 
the Moran scatter plots in four bands: high-high, low-low, low-high and high-low.  
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Adding the affordable housing projects into the construction of local Moran’s I, the 
overall cluster pattern (Figure 4.9) changes in a few ways. First, it makes the 
clustering pattern in Beijing more scattered. With some affordable housing projects 
locating in inner city area, there are some low-high clusters in the southeast part of 
inner city area. In northwest part of Beijing along Jingchang highway, there are 
clusters of high value and low value housing projects with affordable housing projects 
and commodity housing projects mixing together. 
 
Second, the high-high clustering area is more broadening. The clusters along Changan 
Avenue, in the areas near Asian Games Village, along the East Third Ring Road, 
along the Airport Highway and in Zhongguancun area are all clusters of high value 
commodity housing projects. This is mainly because adding affordable housing 
projects lowers the mean of all housing prices. According the calculation formula of 
Local Moran’s I (refer to page 43), the relatively low value of mean makes some areas 
in Figure 4.9 displaying the high-high clustering characteristics while these areas in 
Figure 4.8 may display low-high clustering characteristics. 
 
The clusters in eastern part—Tongzhou District, in southwest part along Jingshi 
highway and in south part along Jingkai highway are still clusters of low values 
containing both commodity housing projects and affordable housing projects. 
 
Migrant enclaves usually host the poorest people in Beijing (Ma and Xiang, 1998; Gu 
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and Shen, 2003; Huang 2005); the high-end commodity housing accommodates urban 
affluent population (Hu and Kaplan 2001) and the affordable housing accommodates 
low- and middle-income urban population. While affordable housing projects often 
mixed with commodity housing projects with different price level, what is the spatial 
pattern of these migrant enclaves with the other two different kinds of housing 
projects in Beijing? 
 
Figure 4.10 shows the distribution of migrant enclaves in Beijing. They locate 
between the Third Ring Road and the Fifth Ring Road. Their formation is mainly due 
to dual land system and persistence of Hukou system (i.e., an official household 
registration system) (Li, 2005).  
 
Figure 4.10 Distribution of migrant enclaves 
Source: Location of migrant enclaves is based on Ma and Xiang (1998) 
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Enclaves Number of affordable 
housing projects 
Number of commodity 
housing projects 
Anhui enclave 0 5 
Xinjiang enclave 1 0 6 
Xinjiang enclave 2 0 4 
Henan enclave 1 5 
Zhejiang enclave 1 3 
Mixed enclave 1 0 4 
Mixed enclave 2 4 1 
Table 4.8 Number of affordable housing projects and commodity housing 
projects within 2 km of the migrant enclaves 
Table 4.8 summarizes the number of affordable housing projects and commodity 
housing projects within 2 km5 of the migrant enclaves. The migrant enclaves often 
mixed with commodity housing of different price levels and affordable housing. For 
example, the prices of four commodity housing projects surrounding Xingjiang 
Enclave 2 are 13500 RMB/m2, 9500 RMB/m2, 24000 RMB/m2, and 12000 RMB/m2 
separately. The prices of 4 affordable housing projects and 1 commodity project 
surrounding mixed enclave 2 are 3670 RMB/m2, 3860 RMB/m2, 3800 RMB/m2, 3630 
RMB/m2 and 6180 RMB/m2 separately. 
 
While different qualities of housing projects (Table 4.7, Figure 4.6) are emerging in 
Beijing and differentiated neighborhoods—wealthy “gated community” and “migrant 
enclaves” are taking shape, the overall socio-spatial pattern in Beijing is still 
characterized by the mixing of different neighborhoods and is different from that in 
5. The area in the 2 km radius circle covers the areas of eight neighborhoods surrounding Zhejiang 
enclave whose area is around 1.5 km2. 
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most Western cities. In contrast to a clear separation between dilapidated inner cities 
and wealthy suburbs in most North American cities (Burgess 1967), in the inner city, 
there are high-end commodity housing and a few affordable housing in Beijing. In the 
suburban areas, there exist high-end commodity housing, relatively low value 
commodity housing, affordable housing and migrant enclaves. Different types of 
housing projects coexist in both inner cities and suburbs in Beijing.  
 
Furthermore, compared to clearly demarcated and geographically separated elite 
districts in either suburban or central location in Western European and Latin 
American cities (White, 1984; Knox, 1993; Griffin and Ford, 1993), geographic 
distance between the different types of housing sometimes are small. The luxury 
neighborhoods and poorest neighborhoods are often found next to each other. In my 
fieldwork in Huilongguan, the different types of housing projects—Huilongguan, 
Longzeyuan, Kuan House, are located with in 1 km, the residents living in these 
projects share the same public hospitals, schools, supermarkets, public transportation 
etc.  
 
Several factors are attributable to the above pattern. First, although the housing reform 
introduced market mechanisms in housing provision, the local government continues 
to shape residential pattern through urban planning and its persistent role in directing 
housing development. For example, Beijing Municipal Government’s decision of 
large scale urban renewal in inner Beijing led to the development of high-end 
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properties in dilapidated inner city. The poor urban households were relocated to 
suburban, forming a different pattern of population movement from what was 
observed in most Western cities. The affordable housing projects developed in 
suburban areas were largely used to accommodate the relocated urban households. 
Meanwhile, in some renewal projects, the development of high-end properties was 
accompanied by the development of affordable housing units in order to 
accommodate part of the households affected. Figure 4.6 shows that affordable 
housing projects coexist with high-end properties in both the inner city and East 
Fourth Ring Road area in Beijing. 
 
Second, the quality of public goods such as school is an important factor in residential 
choice in the West (Brown, 1987). Although Han (2004) found the better schools led 
the high house price in Zhongguancun District in Beijing, majority schools in Beijing 
are centralized supported by Beijing Municipal Government. The quality of these 
public schools depends more on the municipal government’s education policy and 
investment rather than the socioeconomic profile of local residents and their tax 
contribution in Beijing. The centralized provision of public goods reduced its 
importance in residential choice. Thus there is no need for the rich to live apart from 
the poor for the purpose of public goods. 
 
Last, ethnic homogeneity in Chinese society has significantly reduced the degree of 
residential segregation. According to the 2001 Beijing population census, 95.7 percent 
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of Beijing population is ethnic Han Chinese and the rest include 55 other ethnicities. 
While place of origin often leads to social grouping and identification among the new 
immigrants of Beijing, the persistence of social institutions like hukou have led the 
particular social segregation (Ma and Xiang, 1998, Gu and Shen, 2003). However, it 
is generally not a basis for social discrimination and residential avoidance, as race is 
the case in American cities (Massey and Denton, 1993). 
 
4.5 Summary 
The affordable housing policy promulgated by the central government is used to solve 
the housing problems of low-and middle-income urban population. Beijing has been 
implementing the policy since 1998. By 2006, the floor space completed was 26 
million m2 involving 60 main projects planned by Beijing Municipal Government and 
about 250 small scale work units’ own projects. 
 
The residential diversity in Beijing has more dynamics than those both in socialist and 
market economies. With different kinds of housing projects—high-end commercial 
housing for urban affluent population, affordable housing for urban low- and middle 
urban population and migrant enclaves for the poorest population emerging, the 
overall socio-spatial structure in Beijing is characterized by the coexistence of and 
geographic proximity between the different kinds of neighborhoods in inner cities and 




The unique residential geography in Beijing is based on not only traditional factors in 
market economies such as income but also institutional factors unique to China such 
as persistence of government role in urban planning, centralized provision of public 
















Chapter 5 A Case Study of Huilongguan 
5.1 Introduction 
This chapter examines the affordable housing policy and the community that it has 
created at the community level. First, the different aspects of Huilongguan residents’ 
characteristics—demographic characteristics, employment characteristics, 
consumption characteristics—are examined based on the housing survey. Then, there 
is a discussion whether this largest affordable project has evolved into a community. 
Lastly, the questions that whether this community accommodates the targeting 
low-and middle-income urban population and the underlying forces driving the 
current situation are examined. 
 
5.2 Residents’ characteristics in Huilongguan 
In total, 295 questionnaires were collected from the housing survey. The 
characteristics of households are examined from 3 different aspects: demographic 






5.2.1 Demographic characteristics 
Characteristics Number Percentage 
Age   
    Under 25 44 14.9 
    26 to 35 167 56.6 
    36 to 45 69 23.4 
    46 to 55 10 3.9 
    56 to 65 and above 5 1.7 
Education   
    Master or above 93 31.5 
    Bachelor 200 67.8 
    High school 2 0.7 
Marital status   
    Married   
      Children 67 22.7 
      No Children 105 35.6 
    Single  123 41.7 
The family number   
    1 40 13.6 
    2 108 36.6 
    3 123 41.7 
    4 12 4.1 
    Above 4 12 4.1 
Table 5.1 Demographic characteristics in Huilongguan (2006) 
Source: Based on author’s survey results 
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As Table 5.1 indicates, over 71.5 percent are under 35 years of age and majority of the 
residents living in the Huilongguan are young people. 15 percent of the residents in 
the survey are below 25 years old. During the housing survey, the author found that 
the 15 percent youngest residents mainly located in the sixth stage of Huilongguan 
project. They are newly graduated from universities and the majority of them work in 
high technology related companies. The down payments of the housings are mainly 
sponsored by their parents. Through the interview with one of the young residents, the 
author was told that a large part of the residents in the late stage bought the affordable 
housing through the government agency—Management Committee of Zhongguancun 
Science Park. In 2002, the Committee proposed a housing scheme to help technology 
innovation in the high technology sector. The Committee structured a deal with the 
developer of Huilongguan project and part of the newly built houses in the sixth stage 
was reserved for employees working in the high technology companies which located 
in Zhongguancun Science Park.  
 
The education level of residents in Huilongguan is high. Nearly 100 percent have a 
bachelor degree. 31.5 percent even have a master degree or above. The residents with 
master degree or above concentrate at the third stage of the Huilongguan project. 
They are mainly teachers or researcher from universities in Beijing such as Tsinghua 
University, Renmin Unversity, Beijing Jiaotong University, and Chinese Academy of 
Science etc. Despite the heated competition, they can still get the rare affordable 
housings resources through the intervention of their work-units. Beijing Jiaotong 
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University collectively bought about 1000 units in the third stage and distributed 
internally to the employees. 
 
58.3 percent of the residents are married, with 22.7 percent have children and 35.6 
percent do not have a child. 41.7 percent of the residents are single. Households in 
Huilongguan are mostly nuclear families. 78 percent of families are composed of 2 or 
3 persons. The typical family is composed of a young couple with one or no child.  
 
The number of residents who are single is 123. The number of residents whose family 
number is 1 is only 40. The difference between these two numbers shows that part of 
the residents who are single live with their parents. A small group of residents who are 











5.2.2 Employment characteristics 
Characteristics Number Percentage 
Work unit category   
Foreign company                   11 3.7 
Chinese-foreign owned company 8 2.7 
   Domestic Private company 111 37.6 
   State company 63 21.4 
Collective company 2 0.6 
Government agency 17 5.8 
Educational institution 76 25.8 
Others 4 1.4 
Occupation   
Educator and scientist 82 27.8 
IT 74 25.1 
Business service person  66 22.4 
Manager of public agency 46 15.6 
Workers 10 3.4 
Retired person 5 1.7 
Student 4 1.4 
Self-employed 4 1.4 
Private entrepreneur 4 1.4 
Table 5.2 Occupation characteristics in Huilongguan 2006 
Source: Based on author’s survey results 
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Table 5.2 lists some information about the residents’ work unit category and 
occupations. The top of the table shows employment by work-unit category. These 
categories are aggregated into the “private” sector to include foreign owned, joint 
owned and domestic private companies, and the public sector of government agencies, 
state-run and collective companies and institutions. In this survey, a little over 44 
percent of the residents work for “private” companies and 53.5 percent work for 
“public” companies and institutions. The regulation (refer to page 61) on the 
requirements of targeting urban population who can buy the affordable housing in 
Beijing favored employees from the public sector. 
 
Occupational data, presented in descending order, gives some clues on the income 
characteristics of residents living in Huilongguan. 90.9 percent of residents’ 
occupations are either educators/scientists; IT related technicians, business service 
persons, or employees in public agencies.  
 
During the second half of the 1990s, groups of Beijing public employees whose 
income had been stagnating during the early reform years experienced a sharp 
increase in salaries. Employees in education and in scientific institutions saw their 
income increasing sharply in recent years. In education sector, the average salary is 
36447RMB/year, 6 percent above the overall average salary level of Beijing. In 
scientific research sector, the average salary is 47743RMB/year, 39 percent above the 
overall average salary level of Beijing. For some of the positions in the administration 
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of public affairs, the call for a clean and efficient government modeled on Singapore 
and Hong Kong has also been behind the policy—“gaoxinyanglian” (pay a high salary 
to foster honesty). Many of the public servants are benefiting from this boost. In 
public management sector, the average salary is 47277RMB/year, 38 percent above 
the overall average salary level of Beijing (Bureau of Statistics of Beijing, 2006). 
 
Shortage in specific areas of expertise also contributed to the competitiveness of 
professionals’ salaries. Such highly demanded occupations include high technology 
sector such as telecommunication technicians (68656RMB/year) and software 
engineers (70308RMB/year) (Bureau of Statistics of Beijing, 2006).  
 
The occupation categories also show that the residents here are mainly employed in 











5.2.3 Consumption characteristics 
Characteristics Number Percentage 
Home computer   
  Yes 280 94.9 
  No 15 5.1 
Car   
  Yes 58 19.7 
  No 237 80.3 
Weekly frequency of dinner out   
  None 94 31.9 
  Once 36 12.2 
  Twice 40 13.6 
  Three times 36 12.2 
  Four or more times 89 30.2 
The most expenditure every month   
Daily life expenditure 133 45.1 
Home loan 100 33.9 
The educational expenditure of child 49 16.6 
Car loan 7 2.4 
Other 7 2.4 
Table 5.3 Consumption characteristics in Huilongguan (2006) 
Source: Based on author’s survey results 
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Table 5.3 demonstrates some characteristics of the consumption pattern. The first 
panel indicates that nearly all the households own a computer. This is a reflection of 
the relatively low price of computers and the fact that the age of the sample is skewed 
toward the young. 19.7 percent of residents in Huilongguan own a car. Automobile 
owners are in a minority. This reflects the high price of buying a car (average car price 
is 129,300 RMB in Beijing (Beijing Youth Daily, 2005-07-20)), the high price for 
keeping a car in Beijing (high oil price, parking fee, maintenance fee and insurance 
etc) and the availability of public transportation (The Beijing subway (route 13) began 
to put in use in September 2002, and there are two stations next to Huilongguan (refer 
to figure 3.4)). However, the ownership rate is almost equal with the average rate of 
car ownership (22%) in Beijing (Beijing Youth Daily, 2005-04-24). 
 
The last two panels summarize some of the lifestyle elements of the residents living in 
Huilongguan, Majority of households eat out at least once a week; many even eat out 
four or more times. The survey also shows that the two largest expenditures in every 
month include daily life expenditure (45.1%) and home loan (33.9%).  
 
5.3 Residents’ interaction and formation as a community  
Community is one of those terms the meaning of which everyone knows but few can 
define. In literature, most, however, agreed on three points: 
1. Community involves groups of people who reside in a geographically distinct 
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area. 
2. Community refers to the quality of relationships within the group, with members 
bound together by common characteristics such as culture, values, and attitudes. 
3. Community refers to a group of people engaged in social interaction, such as 
neighboring (Pacione, 2005). 
 
For many families in Huilongguan, homeownership has become the most salient 
element of their social status. Thus protecting their property rights can become a 
central concern to them. The most known conflict is the “ludi fengbo” (green space 
incident) in Huilongguan. In September 2003, residents in Huilongguan community 
found that a bare land which was supposed to be a grass land in the master plan was 
used for commodity housing construction. Residents gathered together to protest for 
the change of planning. They founded the “weiquan” (protect your rights) group to 
formally protect their own rights and purchased trees with donations they collected 
from the community. They visited every related government agency like the 
municipal government, Beijing Construction Committee, Beijing Municipal 
Commission of Urban Planning, to claim for this situation (China Youth Daily, 
2005-06-22).  
 
The “weiquan” movement failed at last and the bare land was used to construct 
commodity housing by the developer in October 2003. However, the movement 
greatly impacted the residents here. The residents experienced the transition from an 
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anonymous ensemble of individuals who barely knew each other to an organized 
cohort of neighbors who share both recreational activities (a swimming association, a 
soccer tournament, a basketball league, and an excursing group) and the increased 
complex issues related to the neighborhood conflicts. In the absence of a framework 
for their organization and with the declining ability of local institutions to cater for the 
socializing demands of neighbors, conflicts are providing the glue for a group of 
people who would have otherwise dispersed and atomized in their guarded beehives 
(Tomba, 2004b). 
 
Another immediate impact of the “weiquan” movement besides providing the glue for 
the cohesion of community was that residents here started to actively participate in 
politics to express their voices. In November 2003, the People’s Representatives of 
Changpin District were re-elected. Residents here actively involved in the election. 
They nominated 9 independent candidates and finally, one resident from Huilongguan 
was elected as the People Representative in Changpin District.  
 
In addition to the conflicts, there is a well frequented forum (Figure 5.1) that devotes 
most of its space to exchanging information on issues of common interests, including 
new regulations, information about ongoing conflicts in Huilongguan, collective 
activities and the like. Now, the number of people who register in this forum is more 
than 150,000 (www.hlgnet.com, accessed on 27 February 2006). 
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The residents here frequently organize collective activities through the Internet. They 
usually put a notice in the notice board of the forum indicating the time and place. 
People who are interested in can attend the activity. These activities vary from sports 
games to cultural activities. These activities give the residents a chance to meet and 
interact with their neighbors living in Huilongguan. Now, there are various sports 
activities like badminton, basketball, tennis, swimming and football held regularly. 
There are football and basketball tournaments every year with sports teams 
representing each of the compounds. 
 
In the forum, there are several subsections. One section forwards all relevant 
newspaper articles and they are discussed on the forum. One section provides 
information for daily life and there is an organized secondary market for used 
household items on the forum. There is a special section on the website for pictures 
and videos about the various activities (sports games, celebration of anniversary of 




Figure 5.1 The forum in Huilongguan 
Source: www.hlgnet.com accessed on 27 February 2006 
The situation in Huilongguan is an epitome of the social transformation of the urban 
society. Collective interests have emerged in the neighborhood, forming an 
environment that affects social patterns, highlights skills irrelevant in the workplace, 
and engages a new and different set of authority relation. The nature of dwellers is 
shifting from being danwei ren (work-unit individuals) to being shehui ren (social 
individuals) or shequ ren (community individuals) (Tomba, 2004a). 
 
5.4 Is Huilongguan a low- and middle-income community? 
5.4.1 Households’ income characteristics  
Affordable housing policy was proposed to solve the housing problem of urban 
low-and middle-income population. Thus, Huilongguan, the largest affordable 
housing project in Beijing, is supposed to be a community accommodating the 
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low-and middle-income population.  
 
However, the survey data demonstrates that 71.5 percent of Huilongguan households’ 
yearly income is above 60,000 RMB. According to the Beijing Statistical Yearbook 
2006, the annual medium income of the urban households is around 50,000 RMB. 
Clearly, majority of the households buying the affordable housing in Huilongguan 
belong to the above-average income category. More than half of residents in the 
survey feel that they belong to the middle-class in Beijing.  






Table 5.4 Households income distribution in Huilongguan (2006) 
Source: Based on author’s survey results 
Our survey in the nearby commodity housing project—Longzeyuan shows that the 
distribution of income level (table 5.5) is almost the same with the income distribution 
of Huilongguan.  
Monthly Income (RMB) Number Percentage 
<1000 0 0 
1000-3000 6 5.5 
3000-5000 22 20.2 
5000-10000 61 56 
>10000 20 18.3 
Table 5.5 Households income distribution in Longzeyuan (2006) 
Source: Based on author’s survey results 
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Nearly half percent of residents in Longzeyuan do not believe the residents in 
Huilongguan belong to low-and middle-income population in Beijing. Interviews with 
the residents living in Longzeyuan (Box 5.1) give more information on how the 
people as outsiders see the resident buying the affordable housings.   
Interview 1 Date: 8 February 2006 Place: Longzeyuan 
The interviewee is an employee in a private consulting firm. He bought the 
commodity housing in 2004. He graduated from a university in Beijing in 2003. He 
bought the house with his parents’ sponsor. 
 
When asked his opinions about whether the residents living in Huilongguan belong to 
low-and middle-income urban population, he told: “No, I think the residents in 
Huilongguan do not belong to the low-and middle income class. Some of my 
classmates bought houses there and they have a good salary which is definitely 
beyond the income limit.”  
 
Interview 2 Date: 15 February 2006 Place: Longzeyuan 
The interviewee is a housewife. She has a bachelor degree and now stays in home 
caring for her little child. 
 
When asked her opinion about whether the residents living in Huilongguan belong to 
low-and middle-income urban population, she said that: “I am not very familiar with 
the residents living in Huilongguan. But in my child’s kindergarten, a lot of children 
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live in Huilongguan, their parent often drive a car to fetch them. I do not think they 
belong to the low-and middle class.”  
Box 5.1 Interviews in Longzeyuan 
All the characteristics (including the demographic, occupation, consumption and 
income characteristics) and the conscious right protection demonstrate that residents 
in Huilongguan are a group of professionals and skilled employees in both the public 
and private sector and represent a emerging urban middle class6. 
 
Despite aiming at middle- and low-income people, especially the households with a 
yearly income below 60,000 RMB, who have no property of their own and who have 
been occupying substandard rental housing, the outcome of affordable housing policy 
turn to be favor of the emerging urban middle class and beyond the reach of entitled 
low- and middle-income families (Li and Niu, 2003; Sun, 2004; Wang 2001). 
Communities populated by the emerging urban middle class begin to appear in social 






6.Lu (2002) proposed a definition of the characteristics of the middle strata which seems a tailored 
definition to include the professionals and employees of the public sector. It was suggested that six 
elements could be looked at to identify members of the middle strata: 1) the type of work 
(intellectual labor in a safe and clean environment); 2) rights and duties at the workplace 
(including responsibilities, the right to speak up, make suggestions and exercise some form of 
control); 3) income, including all perks, patrimonial assets and other benefits directly or indirectly 
deriving from employment; 4) skills (especially education higher than high school, training and 
experience); 5) lifestyle and consumption habits; and 6) moral and civic consciousness. 
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Duba, Zhang and Dong (2005) confirmed this situation that the affordable housing 
was beyond the reach of entitled low and middle-income urban population in Beijing. 
They simulated mortgage costs associated with a typical subsidized unit in an 
affordable housing project. The results (Table 5.6) indicate that the average household 
in every income group with the exception of the highest income households would 
face an annual household budget deficit by purchasing an affordable housing unit. The 
extent of this deficit is substantial for low- and middle-income households who are 







Table 5.6 Affordability of affordable housing by income class  
Source: Duba, Zhang and Dong (2005, page 25) 
 
Note: Based on 70 square meter unit, 30 year loan, and 20 percent down payment. Affordable Housing 
average prices are for 2004:1, from http://bj.house.sina.com.cn/circles/indexs.shtml Annual housing costs 
include utilities, management fees, and insurance. 
Annual housing (utilities and insurance) and non-housing expenses from BUDIS 
Source: Calculations using mortgage calculator from http://www.mortgage-calc.com/mortgages/simple.php 
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5.4.2 The intertwined forces underlying the situation  
5.4.2.1 Supply: Interests conflicts between government and developers 
The affordable housing policy is to resolve the housing problems of low- and middle- 
income people. Given the concern of the affordability of low- and middle-income 
households, Beijing government set up the building regulation that majority of the 
unit size should not exceed 80sqm and a unit price should not exceed 320,000 RMB.  
 
However, the private developers are profit driven. Their main concern is to build 
houses which offer the highest return in the shortest possible time. Although the upper 
limit price for affordable housing was set by the Beijing municipal government, the 
developers often break the size limit and try to develop bigger houses to meet the 
market demand so that the housing units could be sold quickly. According to the 
information revealed by the developer of the Huilongguan community, 90 percent of 
the units’ size in Huilongguan project exceeds 80 m2 and more than 50 percent 
exceeds 100 m2. Some even exceed 200 m2. Our survey (Table 5.7) also shows the 
similar situation. 
Unit Size (m2) Number Percentage 
40-60 6 2 
60-80 31 10.5 
80-100 91 30.8 
100-120 98 33.2 
>120 69 23.4 
Table 5.7 Unit size distribution in Huilongguan (2006) 
Source: Based on author’s survey results 
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Brown, Orr and Lou (2006) explore the potential to use Public Private Partnership 
(PPP) to address the supply problems in affordable housing. In their paper, they argue 
that the Public Private Partnership should have the following characteristics: 
¾ Multiple public and private participants 
¾ Agreement on objectives and strategies 
¾ Agreed and established mutual benefits 
¾ A commitment to essential and resource provision 
 
However, the affordable housing supply system in China now lacks the mutual 
benefits between the government and private developers. The conflicts of interest 
between the government officials who are keen to solve the housing problem of low- 
and middle-income urban population and the private developers who are profit driven 
make the supply of affordable housing a serious problem. 
 
5.4.2.2 Distribution: Loose control of targeting population and intervention 
of work units 
The standards who can buy these subsidized housing are obscure. From 1998 to 2001, 
the only requirement was a Beijing hukou (i.e., an official registration of the 
household in Beijing). Those who managed to maintain a good position within the 
formal employment system could take advantage of this chance to become 
homeowners. The other housing reform policies such as the Zhufanggongjijin 
(Housing provident funds) and Zhufangbutie (Housing subsidies) etc also advance 
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employees who work in public sectors and viable private enterprises. They can rely on 
the long-term relationship with the enterprises and are less at risk of sudden 
unemployment. After 2001, limits were imposed and the subsidized housing is 
formally granted only to households with a yearly income below 60,000 RMB. The 
income includes wages, housing subsidies, the Zhufanggongjijin (housing provident 
fund) from the work units, stock dividends, bank interests, bond yield, and housing 
rent etc. However, it is well-known that the true incomes of Beijing urban households 
are very different from official statistics. Many urban residents have second and third 
jobs earning a so-called “huise shouru” (grey income). Some people also have a 
“heise shouru” (black income), which comes from illegal economic activities (Li and 
Niu, 2003). None of these incomes are transparent and can therefore not be easily 
calculated. Furthermore, in the same regulation, the Beijing government also made 
such clauses that the income limitation did not take effect on those families who both 
worked in the public sectors or were teachers and the income limit also did not suit for 
the households who were in the key urban redevelopment projects. 
 
Meanwhile, the intervention of work units in the distribution of affordable housing 
makes it more complicated. The three interviews (Box 5.2) give us further insights 
about the distribution of affordable housing in Huilongguan. 
Interview 3 Date: 10 February 2006; Place: Fengyayuan yiqu; first stage of 
Huilongguan 
The interviewee is a founder of a private company and is 36 years old. He bought the 
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house in 1999 and is a first time home buyer. Now, he lives in another commodity 
housing he bought in 2005. 
He confirmed that because of bad infrastructure (public transportation, school, 
hospital etc) at that time, the demand for affordable housings in Huilongguan was low 
and the requirement of buying the affordable housing was just a Beijing hukou in 
1999.  
 
Interview 4 Date: 27 February 2006; Place: Longtengyuan siqu; third stage of 
Huilongguan 
The interviewee is a lecturer in Beijing Jiaotong University and is 32 years old. Now 
he is pursuing his doctor degree in Peking University. He bought the house in 2003 
and is a first time home buyer. 
 
He told the author that he could buy the house mainly because of the work-unit he 
worked in. The Beijing Jiaotong University bought 1000 units in the third stage of the 
Huilongguan project. The employees in Beijing Jiaotong University all could buy the 
houses. Because he and his wife are both teachers, they are not under the regulation of 
income limit (refer to page 61). 
 
Interview 5 Date: 10 March 2006; Place: Longjinyuan yiqu; sixth stage of 
Huilongguan 
The interviewee is an employee in a high technology company in Zhongguancun and 
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is 24 years old. He bought the house in 2005 and is a first time buyer of a house. 
He told the author that he could buy the affordable housing mainly because of the 
management committee of Zhongguancun Science Park. To encourage technology 
innovation, the committee proposed a housing scheme with Beijing Municipal 
Commission of Development and Reform to solve the housings problems of 
employees working in high technology companies in Zhongguancun Science Park. 
The Committee structured a deal with the developer in Huilongguan project and part 
of the affordable housings in Huilongguan was reserved to provide housings for these 
people. 
Box 5.2 Interviews in Huilongguan 
The intervention of work-units and government agencies more favored their own 
employees with ties to the state and to public employment. Although the housing 
reform in 1998 ended the in-kind relationship between the employees and the 
work-unit, Work-units with high bargaining power could still benefits their employees. 




Using the housing survey in Huilongguan community, this chapter examines the 
characteristics of households from different aspects—demographic characteristic, 
employment characteristic, consumption characteristic. The residents living here do 
not belong to the targeting low-and middle-income urban population in outsiders’ and 
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sociologists’ view. The affordable housing turns out to favor the public and private 
employees who have a good relationship with strong ties to the state and to public 
employment. Majority of residents living in affordable housing projects are emerging 
urban middle class. This situation has been caused by a number of actors including 
the developers who are active in profit-seeking, the state that is keen to guide the 
reforms, and the work units that are eager to continue the practice of benefiting staff 
and workers using collective resources. 
 
Communities populated by the emerging urban middle class begin to appear in social 
space of Beijing. However, the mechanisms driving the formation of the communities 
like Huilongguan, are different from those in the West. The protection of their new 
property rights and neighborhood’s collective interests mainly drive the community 
cohesion in Beijing. Factors that lead the community formation and segregation in the 










Chapter 6 Conclusions 
6.1 Summary of Findings 
In the process of housing reform, the Chinese government has attached great 
importance to the housing problem faced by low- and middle-income urban 
population. In 1995, the central government promulgated the Anju project—a welfare 
housing provided by government to low- and middle urban population at cost price. In 
1998, the nationwide urban housing reform ended the welfare housing system and 
Anju housing was suspended. At the same time, the central government promulgated 
affordable housing policy in the government document—Notice on further deepening 
the urban housing reform and accelerating housing construction. In this notice, 
affordable housing was specified to be built with government support for the low- and 
middle-income urban population. The difference between affordable housing and 
Anju housing was that the affordable housing was sold with the development profit 
while the Anju housing was sold at cost price. The key differences between affordable 
housing and commodity housing were the way in which land was allocated and the 
government control over the development profit. For affordable housing, the land 
would be administratively allocated without charging for land use and the 
development profit was controlled at the level of no more than 3%; For this reason, 
the affordable housing can not be distributed unlimitedly in the society and the urban 
households who can buy the affordable housing must be authorized by local 
government. As for commodity housing, the land would be auctioned by private 
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developers and there was no limitation on the development profit.  
 
Following the urban housing reform policy from the central government, the Beijing 
Municipal Government began the construction of affordable housing and issued its 
own policies toward affordable housing development—Notice on regulations of 
accelerating affordable housing construction. Three types of affordable housing 
schemes were encouraged by the Beijing Municipal Government: 1) Municipal 
schemes; 2) work unit schemes and 3) joint schemes by two or more work units. 
 
In 1998, 19 affordable housing projects were approved by the Beijing Municipal 
Government with a total floor area of 5.6 million m2. The land in the 19 project was 
mainly from three sources: 1) land planned by the government for affordable housing; 
2) land converted from the commercial housing development to affordable housing 
development; 3) land belonged to work units. However, the targeting urban household 
in Beijing was not clear in the period 1998-2000. The only requirement was a Beijing 
hukou. In December 2000, the Beijing Municipal Government promulgated the 
Temporary regulation for urban residents in Beijing on the purchase of affordable 
housing. Only urban households whose income was below 60,000 RMB per year can 
buy the subsidized affordable housing. The regulation also states that families with 
husband and wife both working in the public sector or in the teaching profession are 
not subject to the income limit; and households that need to be relocated for the key 
urban redevelopment projects are also not subject to the income limit. By the end of 
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2006, there will be a total of 60 projects planned and permitted by the Beijing 
Construction Committee with a total floor area of around 20 million m2. The Beijing 
Construction Committee also approved about 250 work unit schemes with a total floor 
area of around 6 million m2. 
 
The socio-spatial structure of Beijing is examined using information of 69 affordable 
housing projects and 322 commodity housing projects. 66.7% of the affordable 
housing projects locate outside the Fourth Ring Road. 40 affordable housing projects 
locate south of ChangAn Street and 29 affordable housing projects locate north of 
ChangAn Street. The 322 commodity housing projects locate both in inner city and 
suburban area. Those projects with relatively high price are mostly located in inner 
city districts and some suburban districts in North Beijing. They mainly concentrate 
along ChangAn Street, in Zhongguancun area, near Asian Games Village and in the 
northeast along Airport Highway. Those projects with relatively low price mainly 
locate in the suburban area with clusters in Tongzhou District, in the northwest along 
Jingchang Highway, in the southeast along Jingshi Highway and in the south along 
Jingkai Highway. 
 
Through the local Moran’s I analysis, there are a few clusters of affordable housing 
projects in the south along the Fourth Ring Road with commodity housing projects 
mixing with these affordable housing projects. The commodity housing projects 
themselves cluster in Tongzhou District with relatively low price and near Asian 
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Game Village and in Zhouguancun area with relatively high price. 
 
Using the price of commodity housing projects in the local Moran’s I analysis, the 
high price projects cluster in Jianguomen area, in Zhoungguancun area and in the 
areas near Asian Game Village; the low price projects cluster in the Tongzhou District, 
in the southwest part of Beijing along Jingshi Highway and in the south part along 
Jingkai Highway. There are also clusters of high and low value commodity housing 
projects along the East Fourth Ring Road. Adding the price of affordable housing 
project into the Local Moran’s I construction, the overall pattern of price distribution 
changed a little with a few low price affordable housing projects scattering in the 
inner city mixing with the high value commodity housing projects. In the suburban 
area, the affordable housing projects often mix with the low value commodity housing 
projects. 
 
While the high end commodity housing accommodates the newly affluent urban 
population (Hu and Kaplan 2001) and the affordable housing was proposed to solve 
the housing problems of low- and middle-income urban population, the migrant 
enclaves accommodate the poorest population in Beijing (Ma and Xiang, 1998; Gu 
and Shen, 2003; Huang, 2005; Li, 2005). In the social space of Beijing, these poorest 
migrant enclaves often mixed with commodity housing project at different price 
levels and affordable housing projects. 
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The survey in an affordable housing community—Huilongguan demonstrates an 
interesting phenomenon. The differences among residents, in terms of their 
demographic characteristics, employment characteristics, consumption characteristics 
and income characteristics, all show that the majority of residents living in 
Huilongguan are not the targeting low- and middle- income urban population. Their 
income level is above 60,000 RMB per year threshold defined by the Beijing 
Municipal Government. The outcome of affordable housing policy in Beijing mainly 
favors those with strong ties to the state and in employment. Gated communities 
populated by this new emerging urban middle class appear in the social space of 
Beijing. The municipal government, private developers, work-units all contribute to 
the situation.  
 
The Huilongguan case study also shows a particular path on the formation of 
community in the transitional Chinese cities. Neighborhood action and the creation of 
collective interests are among the consequences of the explosion of mass ownership 
ignited by the housing policies of the Chinese government. The particular way of 
community formation in Beijing is quite different from that in the western cities. In 
the latter, a similar class background is partly why certain social groups in which 
people share values, lifestyle and interests, end up under the same roof, behind the 




The social stratification in Beijing has led to enlarging residential segregation among 
the community level (micro-level), with wealthy “gated communities” and dilapidated 
“migrant enclaves” emerging in the social space of Beijing. However the overall 
socio-spatial structure at city level (macro-level) is characterized by a mixed pattern. 
Affordable housing projects, commodity housing projects and migrant enclaves 
spread in space and mix with each other in both inner city and suburbs. The unique 
socio-spatial pattern in Beijing is a product of multiple driving forces including the 
market force, government force, and the persisting social institutions. 
 
The introduction of market mechanisms into the urban housing supply system led the 
differentiation of housing price between inner city and suburban area with most of 
high value commodity housing clustering in inner city and low value commodity 
housing clustering in the suburban area. However, through urban land planning and 
the intervention of the urban housing supply—the provision of affordable housing to 
low- and middle-income urban population, the government still greatly affects the 
socio-spatial structure of Beijing. 
 
The survey in Huilogguan shows the drawback of the affordable housing policy in the 
implementation. The affordable housing largely favors the newly created middle class 
and does not benefit the low-income urban population. This is mainly caused by 
interest conflicts between government and private developers. Also, the loose control 
 118
of targeting urban population and the intervention of work units in the affordable 
housing distribution together contribute to the outcome. The Beijing government has 
already noticed some drawbacks. In the latest plan of Beijing housing construction, 
the Beijing Municipal Government tries a new distribution mechanism of affordable 
housing. In this new mechanism, the government would buy all the affordable 
housing units and then redistribute the units to the targeting population. Also, not all 
the affordable housing would be sold to urban households. In the plan, the 
government proposed that 20 percent of affordable housing units are rented to the 
targeting urban households.  
 
6.3 Major contributions to the existing literature 
This thesis contributes to the understanding of socio-spatial structure in urban China. 
It helps to deepen the understanding of housing policy and the socio-spatial 
consequences in transitional Beijing. First, it provides a whole picture of the 
socio-spatial structure of Beijing. The contradiction between micro level (community 
level and macro level (city level) and mixed pattern of Beijing’s socio-spatial 
structure all differ from western models. Second, while past studies have examined 
the market force and the persisting social institutions in shaping the socio-spatial 
structure of Chinese cities, this research provides a systematic analysis of the 
government force in shaping the socio-spatial structure of Chinese cities. Third, this 
study provides a quantitative way to study the socio-spatial structure. GIS proves to 
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be an effective way to reflect the socio-spatial phenomenon and it helps us to 
understand social and spatial pattern better. 
 
6.4 Limitations 
Although the findings of this research are encouraging, a limitation exists. Even 
though the housing survey conducted in the Huilongguan community intends to be 
random, however, several problems prevented true randomized sampling. First, 
households absent at the time of the interview were generally substituted for their 
neighbors at home at the time of the interview. Although most interviews were 
conducted on weekends to minimize the chance of missing working households, they 
may have been missed anyway because they might spend this time doing things such 
as shopping and visiting friends and relatives that they do not have the opportunity to 
do during the week. Second, in stages where it was difficult after several attempts to 
achieve the desired sample size, residents who were easy to be accessed were 
interviewed. Third, some interviewers are reluctant to tell the real income due to 
safety concerns. In total, around 10 percent of sample is infected by these problems. 
 
6.5 Further work  
There exist potential avenues for further researches that can be developed form this 
study. An extension of this study can be done in the following areas: 
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¾ The targeted population of the affordable housing policy received little benefits 
from the policy. What is their housing situation and how does it fit into the 
emerging socio-spatial structure of cities? 
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Appendix 1 Affordable housing projects in Beijing 
项目名称 地址 环线位置 均价 
北京化工三厂地块 丰台区宋家庄 三至四环 
北京红狮涂料厂地块 丰台区宋家庄 三至四环 
衙门口地块 石景山区衙门口 五环以外 
石门营地块 门头沟永定镇石门营 五环以外 
苏家坨地块 海淀区聂各庄西部 五环以外 
福街丽坊 朝阳区酒仙桥 9＃、14＃地块 四至五环 3850
五道口回迁项目 海淀区五道口 四至五环 
北京染料厂地块 朝阳区垡头染料厂 四至五环 
回龙观文化居住区 昌平区回龙观饭店东 700 米 五环以外 2600
翠城（翠城馨园） 朝阳区京沈高速路四环外 1公里 四至五环 3180
君安家园 海淀区东升乡小营环岛东北角 五环以外 3850
百嘉城 昌平区回龙观二波子京客隆超市东北角 五环以外 2600
望京新城 A4 区 朝阳区四元桥东北 2公里花家地 四至五环 3950
朝阳雅筑 朝阳区黄杉木店路东侧 四至五环 3800
天利园 崇文门安化北里 二环以内 4500
新风街 1号院 西城区新风街 1号 二至三环 4000
西山枫林 石景山区八大处路东面 五环以外 3600
世纪风景（二期） 丰台区南三环成寿寺乡 三到四环 3840
京棉新城 朝阳区东四环与朝阳路交汇处 四至五环 2800
新海苑 西城区新街口北护城河北侧 二环以内 6000
定福家园 朝阳区平房乡黄渠村 五环以外 3595
景泰新苑 崇文区南二环永定门外安乐林路 二至三环 4400
百环家园 朝阳区东三环双井桥东南侧 44 号 三至四环 4530
百子湾 1号 朝阳区百子湾 1号 四至五环 3830
宣祥家园（一期） 宣武区南三环北侧永定门外沙子口路 65 号 三至四环 3950
左安里危改小区 崇文门左安门西里 二环以内 4500
丰体时代花园 丰台区丰台体育中心西侧 四至五环 3670
开阳里小区 丰台区右安门外大街东侧 二至三环 4150
通惠家园 朝阳区东四环四惠桥往东 1公里 四至五环 4000
西府景园 丰台区西四环中路 41 号 四至五环 3860
明月嘉园 丰台区马家堡西路嘉园大社区 三至四环 3720
民岳家园 丰台区西四环岳各庄 671 号 四至五环 3800
三环新城 丰台区西南三环丰益桥与万柳桥之 三至四环 3670
首科花园 丰台区太平桥亿客隆家居建材城往东 150 米 二至三环 4160
怡然家园 丰台区大红门西路 22 号 三至四环 3690
回龙大院 昌平区回龙观 五环以外 2600
花都盛景 丰台区南四环路马家楼桥西南 四至五环 4320
双惠小区 朝阳区双桥甲 1号 五环以外 3210
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政泰家园 宣武区白纸坊桥西 300 米  二至三环 4600
朝阳新城 朝阳区东坝高杨树 五环以外 3310
乐城 宣武区白纸坊桥往西 600 米 二至三环 4300
翠谷玉景 石景山区玉泉路北临 1号 四至五环 3850
瑞海新城 大兴区西红门镇 四至五环 2280
松园小区 昌平区府学路 15 号 五环以外 2350
明日嘉园 丰台区马家堡西路嘉园大社区 三至四环 4180
顶秀欣园 丰台区石榴庄南里 1号院 三至四环 3690
汇丰家园 丰台区万柳桥西 800 米 三至四环 3860
瑞莲家园 宣武区马连道路 78 号院 二环以内 4500
长安新城 海淀区永定路向南 1500 米 四至五环 6600
百环花园 朝阳区潘家园桥与华威桥之间 三到四环 4250
丰益城市花园 丰台区西三环丰益桥西与丽泽桥之间 三至四环 3600
十里堡住宅小区  朝阳区高碑店青年路路口 四至五环 3800
建欣苑小区 丰台区大红门西路 4号 三至四环 3600
行宫园 房山区良乡  五环以外 2350
今日家园 海淀区解放军总医院南 100 米  三至四环 4300
诚苑小区 丰台区南苑五爱屯 四至五环 2400
北潞园小区  房山区良乡卫星城西北侧  五环以外  2400
田村路北小区(三期) 石景山区西黄村  五环以外  3230
安宁西里小区  海淀区东北旺乡西二旗环岛西 1公里 五环以外  2850
垡头小区 朝阳区东四环四方桥南 1公里  四至五环 3180
建东苑小区 朝阳区管庄西里周家井 五环以外  3100
电子城小区 朝阳区酒仙桥驼房营地区  四至五环 3600
望馨园 朝阳区望京新兴产业区 13＃14＃地 四至五环 4850
晋元庄小区 石景山区游乐场北侧 五环以外  3320
青年路小区 朝阳区十里堡青年路东侧  四至五环 3800
富华家园 朝阳区十里堡以东，白云商场对面 四至五环 3800
天通苑 昌平区立水桥以北 1公里 五环以外  2650
通达花园 昌平区回龙观文化居住区 五环以外  2600
































1) 您的年龄为_____岁 （1. 25 岁以下；2. 26—35 岁；3. 36—45 岁；4. 46—55 岁；5. 56—65 
岁；6. 66 岁以上） 
2) 性别_____ (1. 男；2. 女) 
3) 学历_____ (1. 硕士及以上；2. 大学本、专科；3. 高中；4. 初中；5. 小学；6. 其他)。 
4) 婚姻状态_____ (1. 已婚有小孩；2. 已婚没有小孩；3. 单身)  
5) 家庭成员数目____（1. 一； 2. 二；3. 三 4. 四 5.四个以上） 
6) 您所从事的职业为____ (1. 私营企业主；2. 干部及行政人员；3. 工人；4. 个体劳动者；
5. 商业服务人员；6. 离退休人员；7. 下岗人员；8. 学生；9. 教育及科研人员；10. 其
他) 
7) 您工作单位的类型____（1. 外资公司；2. 中外合资公司；3. 私营企业；4. 国有企业；
5. 集体企业；6. 政府部门及事业单位；7. 教育科研机构；8. 其他________） 
8) 您工作单位所在区域_____(1. 朝阳；2. 海淀；3. 昌平；4. 西城；5. 东城；6. 崇文；
7. 宣武；8. 其他_______) 
9) 您最常用的通勤方式_____（1. 轻轨地铁；2. 公汽；3. 出租车；4. 私家车；5. 自行车；
6. 走路; 7. 其他______） 
10) 您家庭月收入______（1.1000 元以下；2. 1000-3000 元；3.3000-5000 元；4. 5000-1 万元；
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5. 1 万元以上） 
11) 您认为您的收入水平在北京处于______ （1. 高等收入；2. 中等收入; 3. 中低收入; 4. 
低等收入） 
12) 您目前的住房属于_____（1. 自住；2. 租住；3. 跟朋友借住） 
13) 您目前的住房面积为______（1.40-60 平方米；2. 60-80 平方米；3. 80-100 平方米；4. 
100-120 平方米；5. 120 平方米以上） 
第二部分：居民生活状况调查 
14) 您的家庭是否拥有私家汽车_____（1. 有；2. 没有）。 
15) 您的家庭是否拥有电脑____（1. 有； 2. 没有）。 
16) 您每月最大的花销来之_____ （1. 日常生活支出；2. 房屋贷款；3. 汽车贷款；4. 孩子
教育支出；5. 其他）。 
17) 您每周几次外出就餐____（1. 没有；2. 一次；3. 二次；4. 三次；5. 四次及以上）。 
第三部分：居民社区状况调查 
18) 您参与小区居委会举办的活动吗？ 
1. 居委会选举 (1. 参加；2. 不参加；3. 不清楚这些活动) 
2. 社区志愿活动(1. 参加；2. 不参加；3. 不清楚这些活动) 
3. 社区文体活动(1. 参加；2. 不参加；3. 不清楚这些活动) 
    如果你参与过上述活动，一年内有____次类似的活动。(1. 1-3 次； 2. 4-6 次；3. 7 次
及以上) 
    如果没有参与过上述活动，是因为____ (1. 参与渠道和途径不畅通；2. 忙于生计，缺
乏时间参与社区事务；3. 其他原因) 
19）您所在的小区的居民是否有自发组织的活动？(1. 有；2. 没有；3. 不清楚) 您参与吗？
(1. 参加；2. 不参加；3. 不清楚这些活动) 
20）您认为你所居住的社区内居民的收入分布如何？（1. 差异显著; 2. 相差不多; 3. 不清楚） 
21) 您对您的左邻右舍熟悉吗？ (1. 熟悉；2. 见过面，不是很熟悉；3. 不熟悉) 
22) 您所在的小区有网络社区主页及论坛吗？(1. 有；2. 没有；3. 不清楚) 
23）您所在的小区是否可以随意进入？(1. 可以；2. 不可以；3. 不清楚) 
24) 您所在的小区是否有丢失自行车的现象？(1. 有；2. 没有；3. 不清楚) 
25) 请您对小区治安做出评价？(1. 很好；2. 较好；3. 好；4. 一般；5. 不好；6. 很不好) 
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填表时间：           月           日 
第一部分：居民社会状况调查 
1)  您的年龄为_____岁 （1. 25 岁以下；2. 26—35 岁；3. 36—45 岁；4. 46—55 岁；5. 56—65 
岁；6. 66 岁以上） 
2)  性别_____ (1. 男；2. 女) 
3) 学历_____ (1. 硕士及以上；2. 大学本、专科；3. 高中；4. 初中；5. 小学；6. 其他)。 
4) 婚姻状态_____ (1. 已婚有小孩；2. 已婚没有小孩；3. 单身)  
5) 您所从事的职业为____ (1. 私营企业主；2. 干部及行政人员；3. 工人；4. 个体劳动者；
5. 商业服务人员；6. 离退休人员；7. 下岗人员；8. 学生；9. 教育及科研人员；10. 其
他) 
6) 您工作单位的类型____（1. 外资公司；2. 中外合资公司；3. 私营企业；4. 国有企业；
5. 集体企业；6. 政府部门及事业单位；7. 教育科研机构；8. 其他________） 
7) 您家庭月收入______（1.1000 元以下；2. 1000-3000 元；3.3000-5000 元；4. 5000-1 万元；
5. 1 万元以上） 
第二部分：对回龙观文化社区居民的认知 




10) 您认为回龙观文化社区居民收入水平在北京属于（1. 高等收入；2. 中等收入; 3. 中低
收入; 4. 低等收入） 
